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SITE INVENTORY +
ANALYSIS
1.1 Introduction

Figure 1.1 Monterey County (google.
com, nd).

Figure 1.2 Soledad, CA (google.com,
nd).

The City of Soledad, with a population of roughly 28,000, lies
approximately 130 miles south of San Francisco, 25 miles
south of Salinas, and 25 miles north of King City in Monterey
County (City of Soledad, 2004; Figure 1.1 & 1.2). Located in
the heart of this town, the downtown area serves as a prime
economic activity area for residents and visitors. Containing
a variety of retail and commercial services, recreational areas,
and housing, this revitalized area has the potential to become a
true economic hub and tourist destination for the Central Salinas
Valley. Therefore, as the City of Soledad continues to grow,
specific guidelines are needed to help shape growth within
downtown to feasibly and efficiently develop an area respective
of the existing community character and natural environment,
while also providing quality architecture and pedestrian
amenities to encourage local and regional opportunity.
Downtown Soledad is primarily bound by Market Street to the
north, Front Street to the South, Dixie Street to the east, and
West Street to the west (Figure 1.3). In addition, other areas
taken into consideration for The City of Soledad Downtown
Specific Plan include gateway opportunity areas located at
the intersections of Front Street and San Vicente Road to the
northwest, and Front Street and Nestles Road to the south.

1.2 Built Environment

Visible from U.S. Highway 101, downtown Soledad occupies
the southwest edge of the city. For the purpose of documenting
existing conditions within the site, individual spreadsheets were
developed that depicted all designated parcels within each
downtown city-block, as noted by City GIS data (Appendix A).
Upon visiting the downtown area in early October 2009, each
structure within each parcel was inventoried and analyzed
Figure 1.6 Single family residential
house along Monterey Street (Santillan,
2009).
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according to ground floor use, upper floor use, number of
stories, structure condition, and whether or not the structure was
considered historic according to the City’s historic resources
inventory. Collected information was then illustrated in the site
inventory and analysis map (Figure 1.4) as well as the existing
land uses map (Figure 1.5).
While various commercial, residential, and public facility uses
exist within the downtown area, there appears to be an apparent
division of uses bordering each side of Monterey Street. North
of Monterey Street is primarily residential, ranging from single
family (R-1) to medium density (R-2) residential, with pockets of
parcels for public facilities (P-F; Figure 1.6). South of Monterey
Street is mainly commercial (C-1), with multiple mixed-use
structures and some medium density (R-2) and high density
(R-3) residential. Zoning designations for the downtown, can be
seen in Figure 1.7.
Primary downtown activity occurs along Front Street, which
contains uses such as auto repair shops, discount stores,
convenience stores, retail shops, and restaurants. Most
development is single story, however some two-story buildings
are also present. With a large percentage of structures that
fall under the “maintained” category as delineated on the
spreadsheets, a significant amount of buildings were classified
as “need improvement” due to such factors as vacancy,
abandonment, lack of façade treatment (chipping paint, visible
cracks, lack of curb appeal, etc.), and lack of landscape
maintenance (Figures 1.8 & 1.9).

Figure 1.8 Example of a wellmaintained building (Santillan, 2009).

Figure 1.9 Example of a building
needing improvement (Santillan, 2009).

Public facilities existing within the site include City Hall, Soledad
Police Department, Soledad Fire Department, Post Office, and
various religious centers, the majority of which lie along Main
Street (Figure 1.10). Two parks also exist in the downtown
Figure 1.10 Soledad Catholic Church
(Santillan, 2009).
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area—Bill Ramos Park at the northern intersection of Soledad
Street and Monterey Street, and Cesar Chavez Park (Figure
1.11) along the southern side of Front Street between Main
Street and Soledad Street.

Figure 1.11 Bill Ramos Park (Santillan,
2009).

Land uses that surround downtown Soledad include Main Street
Middle School to the north between Benito Street and Main
Street, single family residential (R-1) to the north and east,
commercial (C-1) to the southeast, Union Pacific Railroad and
U.S. Highway 101 to the south (Figure 1.12), and Pacific Gas &
Electric substation and additional commercial (C-1) to the west.
Within the 14 city-blocks and four grouped-parcels of land
inventoried and analyzed, 16 parcels of land were vacant with
no built structures. Therefore, downtown Soledad has room to
expand by means of infill development, further promoting the
strong sense of place and desire to transform Soledad into an
economic hub of the Central Salinas Valley.

1.2.1 Regulations
Figure 1.12 View of U.S. Highway 101
(Santillan, 2010).

In seeking to develop The City of Soledad Downtown Specific
Plan, the planning team must take into consideration specified
regulations as noted in the Downtown Specific Plan and Front
Street Rehabilitation Plan, City of Soledad General Plan, and
Soledad Redevelopment Plan.

1.2.1.1  Downtown Specific Plan and Front Street
Rehabilitation Plan

In May of 1994, the City of Soledad and the Soledad
Redevelopment Agency partnered with the San Luis Obispobased firm Crawford, Multari & Starr in preparing the Downtown
Specific Plan and Front Street Rehabilitation Plan.  This effort
was conducted in coordination with the 1993 Soledad General
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Plan update, and later enhanced and included in the 2005
Soledad General Plan update.
Building upon the principles contained in the first Downtown
Soledad Specific Plan adopted in 1981, the Downtown Specific
Plan and Front Street Rehabilitation Plan combined the
requirements for a specific plan (Government Code §65450)
with a rehabilitation plan for Front Street, Soledad’s primary
commercial corridor (Figure 1.13). Setting forth policies,
a conceptual design, and design guidelines for downtown
development, the Plan establishes a vision for downtown
revitalization.  In addition, the Downtown Specific Plan and Front
Street Rehabilitation Plan provides estimated costs of individual
rehabilitation efforts, with funding provided by the Soledad
Redevelopment Agency.

Figure 1.13  Downtown Specific Plan
and Front Street Rehabilitation Plan
Project Area (City of Soledad, 1994).

It is the intent of the Downtown Specific Plan and Front Street
Rehabilitation Plan to:
•  implement the policies and programs of the Soledad
General Plan and Redevelopment Plan
•  provide a long-term vision for the development and
   revitalization of downtown Soledad by:
		
- improving its appearance and by providing 		
design guidelines for future development, 		
		
redevelopment, and rehabilitation.
		
- replacing and upgrading public infrastructure
		
(sewer and water lines, storm drains, streets,
		
etc.).
		
- making walking and shopping more enjoyable.
		
- preserving and enhancing the character of the
Front Street area as the City’s cultural and 		
		
economic center.
		
- promoting economic stability and continued 		
		
vitality.
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Figure 1.14 2005 City of Soledad
General Plan (City of Soledad, 2005).

•  provide more inviting entryways to the City from the
north and south.
•  provide guidelines and standards for new development
to ensure that the unique character of the downtown is
preserved and enhanced.
•  provide a comprehensive plan for the alleviation of
infrastructure inadequacies in the downtown to enable
full development of undeveloped and underdeveloped
land in the downtown.
•  provide options for public improvements that provide
   the greatest benefit to the community for the money
expended (1994).

1.2.1.2 2005 General Plan

During the mid-1990s, the City of Soledad experienced
unprecedented growth, unforeseen by the 1993 General Plan
update. Perhaps driven by the excessive demand for hightechnology industries in the Santa Clara Valley, concerns raised
that Soledad was becoming a bedroom community in which
residential development occupied a vast percentage of the total
local economy. Remnants of this can still be noticed today. The
surplus of housing created an imbalance in the city, therefore
resulting in a limited number of available jobs and shopping
opportunities.
In 1999, the City contracted with consultants Crawford Multari &
Clark to conduct a comprehensive revision of the 1993 General
Plan (Figure 1.14). Pertinent goals of this General Plan that
relate to the downtown area include:
•  To provide effective standards for new development
in order to create a healthy and attractive community
that preserves the town’s character and protects the
natural environment.
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•  To manage growth so that adequate facilities and
services can be provided.
•  To maintain and support a viable local economy that
meets the present and future employment, shopping,
recreational, public safety, and services needed 		
for residents.
•  To improve the overall economy and fiscal situation of
the City.
•  To provide an adequate supply of affordable housing
in a safe and enjoyable environment for all city 		
residents, consistent with the housing allocation 		
adopted by the Association of Monterey Bay Area 		
Governments (AMBAG).
•  To promote community character, quality of life,
affordability, and housing choice by requiring mixtures
of housing types in new residential developments.
•  To promote the special needs of residents, including
   the homeless, large families, senior citizens, and single
parents.
•  To promote the maintenance and improvement of
   energy efficiency in current and future residential
development.
•  To provide a reliable circulation network to meet
existing and future needs of the City.
•  To encourage alternate modes of transportation, so as
to create a pedestrian friendly, walkable community.
•  To provide a healthy and attractive public park system
that contains adequate park acreage and diverse 		
facilities (indoor and outdoor) that are easily accessible
to all residents.
•  To create maintenance assessment districts that fund
park, recreational facility, and street landscaping.
•  To encourage the use of reclaimed water for landscape
irrigation.

CITY OF SOLEDAD DOWNTOWN SPECIFIC PLAN
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Figure 1.15 Soledad Redevelopment
Plan Project Area (City of Soledad,
2005).

•  To protect Soledad’s natural, cultural, and historical
resources.
•  To educate the community on the value of the City’s
cultural, scenic, and natural resources.
•  To promote the efficient use of energy.
•  To protect the lives and property of Soledad from
   unnecessary risk as a result of fire, flooding,
   earthquakes, and other natural or man-made hazards.
•  To preserve the quiet setting of the City while protecting
   citizens from excessive noise exposure.

1.2.1.3 Soledad Redevelopment Plan

The Soledad Redevelopment Project Area encompasses a large
area of the City, including the downtown area and all of Front
Street (Figure 1.15).  Adopted in accordance with §33000 et
seq. of the California Health and Safety Code under Division
24 titled Redevelopment and Housing, this Plan allows for the
Redevelopment Agency to alleviate any “blight” that occurs
within the project area. Funding for such efforts results from any
tax increment revenue to the Agency itself. Also, a minimum of
20 percent of the total tax increment revenue received must be
used to improve the supply of affordable housing within the City
of Soledad. The ultimate goal of the Soledad Redevelopment
Plan is to “eliminate constraints to the full utilization of land
and buildings within the Project Area and to foster a climate
conducive to economic growth and vitality,” (City of Soledad,
2005).

1.2.2 Developments

As with any city, growth translates into new development.
Whether intended to or not, such growth may benefit or
detract from an economic stronghold for a community. One
such economic stronghold for the City of Soledad is its
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downtown. Though undeveloped, a series of projects are either
in negotiation or pending for development. Therefore, it is
important for the planning team to keep in mind the importance
of creating a document that will guide the development of an
attractive, safe, and viable downtown.
Projects in negotiation for downtown Soledad include:
•  South Monterey County State Superior Courthouse
(Figure 1.16)- located at the city-block of Benito Street
and Encinal Street, bordered by Front Street and 		
Monterey Street, the County of Monterey is looking 		
to locate a State Superior Courthouse, possibly greater
than two stories in height. Located near the heart of
the downtown, this courthouse would attract visitors to
Soledad, as well as additional commercial opportunities
(City of Soledad, 2009).
•  Union Pacific Railroad realignment (Figure 1.17)occupying roughly 12-acres of land along Front Street,
   the City of Soledad is in contact with Union Pacific
Railroad to realign the train tracks closer to U.S. 		
Highway 101. This would therefore make land 		
available for the City to purchase and develop (City of
Soledad, 2009).
•  Transit-Oriented Development- resulting from a
possible train station located on the south side of 		
Front Street at the intersection of Main Street, 		
the Soledad Redevelopment Agency is planning to 		
incorporate transit-oriented development and
    
   mixed-use zoning into downtown.  Also, the City is in
negotiation with Caltrans Division of Rail and the 		
Transportation Agency of Monterey County to 		
   
   accommodate passenger trains, specifically the Coast
Daylight and the Coast Starlight trains serviced by 		
Amtrak.

CITY OF SOLEDAD DOWNTOWN SPECIFIC PLAN

Figure 1.16 Proposed South Monterey
County State Superior Courthouse (City
of Soledad, 2009).

Figure 1.17  Proposed Union Pacific
Railroad realignment (City of Soledad,
2009).
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Projects in negotiation outside of downtown Soledad include:
•  Soledad Plaza Shopping Center- located just outside
of downtown between Front Street and San Vicente 		
Road, this shopping center will provide a variety of 		
commercial services, including a Walmart (City of 		
Soledad, 2009).
•  Soledad Village Center- located on the southern edge
of the city next to the Soledad Mission Shopping 		
Center on Los Coches Drive, this center will generate
additional shopping opportunities for residents and 		
visitors (City of Soledad, 2009).

1.2.3 Local Economy

When planning for a City’s downtown, it is important to keep in
mind the area’s economic profile (labor force, income, etc.).  In
2008, the City of Soledad had a population of 28,124 (American
Fact Finder, 2009). This was a dramatic 249 percent increase
in population when compared to the City’s population in 2000,
which was 11, 263. Roughly, 86.8 percent of residents are
Hispanic or Latino, with the remainder being White, Asian,
American Indian, and African American.
Utilizing the available U.S. Census Bureau’s census data for
Soledad in 2000, the City had an employment rate of 55.5
percent, and an unemployment rate of 6.7 percent (2009).
Total, the City of Soledad had a labor force of 62.3 percent, the
majority of whom work in the agriculture industry.
Educational attainment in Soledad is somewhat limited. Of the
5,713 residents aged 25 or older in 2000, 46.5 percent of them
had an educational attainment of less than 9th grade, and 35.1
percent were solely high school graduates (2009). As can be
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expected with somewhat low education attainment, the median
household income for Soledad residents in 2000 was $42,602
and the individual income was $21,875 (2009). Roughly 18.4
percent of residents live below the poverty level.

1.3 Circulation

The circulation network downtown is primarily a grid system
consisting of arterial streets, collector roads, and local roads,
with Front Street, Main Street, and East Street serving as
primary arterials. According to the City’s General Plan, arterial
streets carry traffic between principal arterials and between
population centers. The principal arterial for Soledad would be
U.S. Highway 101.  Collector roads enable traffic to mobilize
from local roads, arterial streets, and activity areas, and local
roads allow for access to adjacent properties (2005).

Figure 1.18 Signal Light at the
intersection of Front Street and Nestles
Road (google.com, nd).

West Street intersects Front Street at the northern edge of
downtown, which grants access to residential neighborhoods
thereby serving as a collector road. Monterey Street and Market
Street parallel Front Street, which allows additional access for
residential and commercial use. Main Street lies in the center of
downtown, and connects perpendicular to Front Street.
Traffic flow within the site is mainly directed with the use of stop
signs. This is most prevalent within the main downtown area
of the project site from Dixie Street to West Street. However,
as one travels to the southern portion of the city where there
consists of more large-scale commercial uses and commercial
centers, there are two signal lights. The signal light at the
intersection of Front Street and Oak Street is considered to
be the City’s first signal light, regardless of the light previously
installed at the intersection of Front Street and Nestles Road
(Figure 1.18). Reasoning for this issue was unknown during the
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site visit.

Figure 1.19 Parallel street parking on
Benito Street (Santillan, 2009).

Figure 1.20 Monterey-Salinas Transit
bus stop at the intersection of East and
Monterey Street (Santillan, 2009).

Street parking exists along all streets within downtown Soledad.
Parallel parking currently exists on Monterey Street, Benito
Street, West Street, East Street, Encinal Street and Dixie Street
(Figure 1.19). Streets with angled parking include Front Street
and Main Street. All remaining streets within the site—Market
Street, Soledad Street, and Kidder Street—consist of both
types of on-street parking. Off-street parking can be found
mainly within the commercial blocks bordered by Front Street
and Market Street. These include parking lots that serve
grocery stores, churches, public facilities, and other commercial
vendors. The south side of Front Street, between Encinal Street
and Main Street, contains a public parking lot for commuters
who may work outside of the city.
The City of Soledad currently does not have its own intra-city
public transit system. However, the Monterey-Salinas Transit
system does provide a stop within the downtown area while
en route to King City and/or Salinas. The bus stops at various
times throughout the week and weekend at the designated
stop located at the north corner intersection of East Street and
Monterey Street (Monterey Transit System, 2009; Figure 1.20).
Also, a public taxi service provides on-demand service within
the city (City of Soledad, 2005).
Since downtown Soledad lies on relatively flat terrain, bicycle
riding is noticeable amongst residents. While streets are
significantly wide enough to accommodate such bicycle traffic,
there are limited displays of designated bicycle lanes on city
streets (Figure 1.21). Specifically marked streets with bicycle
lanes include Benito Street, Encinal Street, East Street, and
Monterey Street.

Figure 1.21 Bicyclist in downtown
Soledad (Santillan, 2009).
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1.3.1 Pedestrian Circulation

Although there is a dominant presence of the automobile within
the Downtown area, there is a visible presence of pedestrians
also.  Recently, the City conducted a Front Street Revitalization
project, which consisted of $3,000,000 invested in streetscape
and infrastructure improvements including historic street
lights, sidewalks, paving, landscaping, storm drain, water, and
wastewater improvements (City of Soledad, 2009; Figure 1.22).
It is such improvements that have made Downtown Soledad an
enjoyable, pedestrian-friendly environment.
While these improvements have been beneficial to site users,
there are still areas to improve in regards to pedestrian safety
and movement along streets. These include adding crosswalks
at various intersections, improving or adding landscaping along
sidewalks and streets, and improving sidewalk conditions.
More specifically, during the site visit it was noticed that there
was a lack of designated pedestrian crosswalks at each
collector street intersection, except for Main Street (Figure
1.23). This includes West Street, Benito Street, Encinal Street,
Soledad Street, Kidder Street, East Street, and Dixie Street.
In addition, crosswalks are not provided at the intersections
of Market Street and West Street, and Front Street and Dixie
Street.

Figure 1.22 Front Street Pedestrian
Amenities (Santillan, 2009).

Figure 1.23 Lack of designated
pedestrian crosswalk at collector street
intersection (Santillan, 2009).

Although the Front Street Revitalization project added street
trees and landscaping along most streets within the southern
downtown commercial portion of the project site, there are
numerous locations along each collector street that lack
vegetation (Figure 1.24). Areas particularly noted include all
of Soledad Street from Front Street to Market Street, and the
southern portion of Front Street from East Street to the end of
the project site.
Figure 1.24 Streetscape lacking
vegetation (Santillan, 2009).
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19

SITE INVENTORY +
ANALYSIS

Figure 1.25 Sidewalk in need of
improvement (Santillan, 2009).

It was noticed during the site inventory that various sidewalks
exhibit cracked and/or raised sidewalk sections that resulted
from the uprooting of street trees (Figure 1.25). This creates not
only an aesthetic issue for passersby, but also a safety issue
for users of these sidewalks.  Specific sidewalks associated
with this issue include: Benito Street, between Front Street
and Monterey Street; Encinal Street, between Front Street and
Monterey Street; Main Street, between Monterey Street and
Market Street; and Soledad Street, between Monterey Street
and Market Street.
Lastly, three areas were seen that significantly lack landscaping
and sidewalk maintenance (Figure 1.26). These locations
appear to be alleyways, which bisect the Kidder-East Street
block between Monterey Street and Market Street, and trisect
the East-Dixie Street block between Monterey Street and
Market Street. Neither alleyway is paved, nor has street trees or
lighting. The impression received by these was neither friendly
nor inviting.  However, residents utilized all three.

Figure 1.26 Unmaintained alleyway
(Santillan, 2009).

1.4 Historic Resources

In an attempt to retain and enhance the City of Soledad’s
cultural and historical character and resources, the City adopted
a Historical Resources Ordinance in April 2009 as directed by
the General Plan Land Use element. Within this element, Land
Use Program 2.12 states, “the City shall prepare an inventory
of historically significant buildings and places within the City
and its planning area,” (City of Soledad 2005). As a result, in
September 2009, Community Development staff prepared the
draft Soledad Historic Resources Inventory (Figure 1.27).
“The purpose of the historic resource inventory is to provide
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an initial informational and survey database of the areas of
early city history,” (Historical Resources 2009). To do this, the
inventory designates buildings, structures, objects, sites, places,
and cultural features that represent the history of Soledad from
its early settlement through official City incorporation.  Such
items or properties that have been deemed within this survey of
potentially historic significance may thus be eligible for listing in
the Soledad Registry of Historic Resources, should they follow
the requirements of Chapter 17.45 of the Soledad Municipal
Code. In addition, should the City wish to pursue state and/
or national historic resource preservation, it may nominate
resources to the California State Registry of Historic Places or
the National Registry of Historic Places.

Figure 1.27 Draft Soledad Historic
Resources Inventory (City of Soledad,
2009).

The California Registry of Historic Places “encourages public
recognition and protection of resources of architectural,
historical, archeological and cultural significance, identifies
historical resources for state and local planning purposes,
determines eligibility for state historic preservation grant
funding and affords certain protections under the California
Environmental Quality Act,” (2009). Similarly, the National
Registry of Historic Places is “a list of resources in the United
States that are considered worthy of preservation because of
their high historical value,” (2009) and are maintained by the
National Park Service. The City of Soledad has completed
the nomination forms for each registry should the City wish to
pursue state or national historic recognition.

1.5 Noise

The major noise source in downtown Soledad is traffic,
particularly from streets and U.S. Highway 101.  Growth in traffic
volume on these access ways, and soon rail, will only generate
additional noise. This in turn relates to the importance of careful
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land use designation within the downtown area.

1.6 Natural Setting

Geographically, the City of Soledad is located 180 feet above
sea level at 36.42 degrees North and 121.33 degrees South
(National Weather Service, 2009). Situated between Salinas
and King City, the area is bound by the Santa Lucia mountain
range to the west, and the Diablo mountain range to the east.
The City of Soledad is categorized into Zone 3 of California’s
16 climate zones (PG&E, 2009).  Stretching roughly from Morro
Bay in the south to Point Reyes National Park in the north, this
zone varies with the elevation and amount of coastal influence.
For example, areas closer to the Pacific Ocean experience
moderate temperatures throughout the year with precipitation
in the winter and oftentimes fog throughout the summer (2009).
For areas more inland, geographical features such as elevation
and mountain ranges may reduce the amount of fog and wind
present, but may also increase the heat in the summer.
Winters for Zone 3 are moderately cold, with precipitation
typically occurring from October through March. According to
the Western Regional Climate Center, Soledad receives on
average 11.41 inches of precipitation per year (WRCC 2009).
Summers are warm and dry, but cool at night (2009). According
to The Weather Channel, the warmest month for Soledad is
July whereas the coldest month is December. The highest
recorded temperature was 113 degrees Fahrenheit in 1931, and
the lowest recorded temperature was 14 degrees Fahrenheit in
1990 (2009).
The sun moves in a typical east-west movement. According to
data from the University of Oregon Solar Radiation Monitoring
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Lab (SRML), the sun reaches its highest elevation of 77
degrees in the summer, and reaches its lowest elevation of 30
degrees in the winter (Figure 1.28). The angle by which the sun
corresponds to the City of Soledad itself also varies according to
the season and time of day. In a typical summer, the sun rises
in the east at 5AM at an angle of 60 degrees, and sets in the
west at an angle of 300 degrees at 7PM. While the directional
shift remains the same in the winter, the sun rises at 7AM at
an angle of 120 degrees and sets at 5PM at an angle of 240
degrees (2009).

Figure 1.28 Solar radiation chart.
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Winds that affect downtown Soledad venture primarily from
the northwest. According to data from the United States
Department of Agriculture, prevailing wind direction (Figure
1.29) is northwest in the summer, and varied between northwest
and southeast in the winter (USDA 2009). Wind speeds
average 4.24 meters per second during the summer, and
decrease to 3.56 meters per second in the winter.

Figure 1.29 Prevailing wind chart.
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According to the United States Department of Agriculture Web
Soil Survey, there are two soil types within the downtown area,
Chualar Loam and Cropley Silty Clay (2009). Both types occur
in a topography with 0 to 2 percent slope, and neither exhibit
characteristics of salinity. Chualar Loam has no frequency
of flooding or ponding, and has a very high water capacity of
about 12 inches. Cropley Silty Clay neither is prone to frequent
flooding or ponding, however, its water capacity is moderate
with a limit of 9 inches (2009). Chualar Loam is prevalent
towards the northern half of downtown, south of Soledad
Street, where as Cropley Silty Clay covers the remainder of the
downtown area.

1.7 Conclusion

The City of Soledad has made considerable strides in
transforming its downtown in association with the Downtown
Specific Plan and Front Street Rehabilitation Plan, and the
economic, natural, and physical obstacles within the City.
However, there are still substantial areas for improvement
within the designated area that would benefit all current and
future residents and visitors to Downtown Soledad. Careful
understanding of local regulations, circulation networks, city
culture, and the downtown area will need to be understood in
order guide future development through design standards and
programs.  Resulting site inventory and analysis findings can be
seen in figure 1.4.   
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2.1 Introduction

Figure 2.1 View of a vacant lot on Main
Street (google.com, nd).

Figure 2.2  Example of infill
development (google.com, nd).

The rationale behind the conceptual planning process is based
on input from the Community Development Director, City Staff,
and existing proposed projects within Downtown Soledad. From
this, various possibilities were explored for the site as it pertains
to the existing character of the area, existing function of the
area, and future visions of what City Staff believe the downtown
area can be transformed into. While Soledad has made
some necessary infrastructure improvements to downtown,
particularly along Front Street, these are the just the initial steps
in reinventing an area that may one day serve as an economic
hub and tourist attraction for residents and visitors of the Central
Salinas Valley. However, additional improvement steps are
encouraged to bring this area to its full potential.
Such improvements include streetscape enhancements, mobility
improvement, building improvements, infill development, diverse
land uses, and increased pedestrian amenities. In addition,
historic preservation was identified as a prime factor that can be
capitalized on to increase community character and historical/
cultural education of downtown Soledad. While it is not
expected for change to occur right away, all proposed ideas will
be enacted through a series of implementation strategies.

2.2 Land Use

During the site visit, it was noticed that there was a lack of
commercial diversity in addition to a significant amount of
vacant lots (Figure 2.1).  Therefore, in order to better utilize
the land within downtown, it is proposed that increased
density, infill development, and a mix of uses be brought into
the area to better cater to resident needs and desires (Figure
2.2).  Although mixed-use is simply a “buzzword” in planning,
the benefits associated with it in regards to various building-,
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housing-, and land use-types provide the necessary framework
to sustain an area economically and culturally, therefore
appealing to various people. The majority of the proposed
mixed-use will occur along the north side of Front Street, which
serves as the commercial corridor for Soledad. Although current
development is mostly one- to two-stories, it is proposed that
building density would increase to two- or three-stories with
residential and office uses located above commercial (Figure
2.3).
In association with the increased density proposed for
downtown Soledad, the provision of mixed-income housing
is also proposed for the area in an attempt to bring residents
closer to the site. Particularly important for low-income
populations, and at the suggestion of City Staff, affordable
housing opportunities are also proposed in the mediumdensity housing areas surrounding the downtown mixed-use
commercial core. The purpose of surrounding the downtown
core with medium-density housing would be to buffer the dense
commercial activity from the quiet nature of single-family homes
north of the site (Figures 2.4 & 2.5).
Aside from the broad land use alterations mentioned above,
specific land use proposals for downtown Soledad include a
civic center, fire and police services expansion, movie theater,
and restaurant corridor.

Figure 2.3 Example of a three-story,
mixed-use commercial corridor (google.
com, nd).

Figure 2.4 Example of medium-density
housing (google.com, nd).

2.2.1 Civic Center and Emergency Services
Expansion

Currently, City Hall is limited in its current built capacity and
ability to expand.  City government, city police, and city fire
departments all share two-thirds of a designated city block,
which is not only inefficient for each organization, but also
Figure 2.5 Example of medium-density
housing (google.com, nd).
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can pose a safety concern for traffic that affects each branch.  
Therefore, by relocating city government to its own city
block along Front Street between Benito Street and Encinal
Street, it can allow emergency services to expand in their
limited capacity. In addition, by relocating City Hall to the
aforementioned city block, it will allow for the creation of a
civic center to be established, offering additional space for
community events (Figure 2.6).
Figure 2.6 Santa Monica Civic Center
(google.com, nd).

2.2.2 Movie Theater

Currently, there is no movie theater within city limits, which
forces residents to venture outside of Soledad for entertainment.
Therefore, the proposal of such use will offer an additional
entertainment amenity to downtown, which will lure additional
commercial uses and therefore greatly encourage pedestrian
activity (Figure 2.7).

2.2.3 Restaurant Corridor

Figure 2.7 Regal Cinema at L.A. Live in
Los Angeles (google.com, nd).

Idealized to be located along the west side of Main Street,
the rationale behind this proposal is to attract pedestrians into
Soledad’s secondary arterial street (see section 2.3 Circulation).
This will not only help serve the influx of visitors to the proposed
movie theater, but will also serve as an area for lunch time and
night time activity for areas like the multi-modal transit station
and the government civic center (Figure 2.8).

2.3 Circulation

As stated in the previous site analysis chapter, existing streets
within downtown Soledad are significantly wide and contain a
large amount of on-street parking (Figure 2.9). This implication
of this is a downtown that caters primarily to the automobile,
and secondly to pedestrians.  Therefore, it was idealized during
the conceptual process to reverse this order of user priority
Figure 2.8 Example of restaurant row in
Toronto, Canada (google.com, nd).
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by developing a hierarchy of street types for all streets within
downtown. Any parking that is overtaken by the proposed street
types, will be relocated to two proposed parking structures,
located at the intersections of Soledad Street and Monterey
Street and Front Street and Encinal Street.

2.3.1 Primary Streets

This street classification will be implemented along Front Street,
Monterey Street, and Main Street. These are the corridors that
are expected to generate the most activity from automobiles and
pedestrians. However, in order to better cater to pedestrians, a
series of landscaped medians will be constructed to decrease
the width of those streets and provide more shade. In addition,
designated bicycle lanes, parallel parking, different textured
crosswalks, and human-scale pedestrian furnishings along
streets will be incorporated (Figure 2.10).

Figure 2.9 Existing wide street in
Soledad (Santillan, 2009).

2.3.2 Secondary Streets

To further reduce auto dependency on remaining streets in
the downtown area, this street classification will reduce traffic
speeds due to wider vegetated sidewalks for greater pedestrian
activity, therefore reducing the space available for automobiles,
as well as parallel parking on both sides of each street.
Designated bicycle lanes, different textured crosswalks, and
human-scale pedestrian furnishings will also be supplied, similar
to primary streets to provide consistency (Figure 2.11).

Figure 2.10 Example of a primary street
in Bridgeport, KY (google.com, nd).

2.3.3 Remaining Streets

West Street, East Street, and Dixie Street will not be altered in
size because they service northern neighborhoods in the greater
City. In addition, East Street is also Highway 146, which caters
to traffic to/from the Pinnacles National Monument.  Designated
bicycle lanes, different textured crosswalks, parallel parking,
Figure 2.11 A tree-lined street with
parallel parking in San Luis Obispo, CA
(google.com, nd).
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and pedestrian-scale amenities will also be supplied, similar to
primary and secondary streets to ensure consistency.

2.3.4 Gateways

Figure 2.12 Example of a cultural
gateway in Tehachapi, CA (google.com,
nd).

Figure 2.13 Example of a travel
gateway at McCarran International
Airport (google.com, nd).

In relation to automobile circulation, two unique downtown
gateways are proposed at the intersection of Front Street and
San Vicente Road and adjacent to the railroad bridge towards
the southern edge of downtown immediately following the
proposed athletic fields.  It is visualized that each gateway will
be aesthetically pleasing to visitors of downtown, as well as
depictive of the historical/cultural element of the City’s heritage
(Figure 2.12).
A third potential gateway opportunity may occur in the
proposed multi-modal transit station located along the southern
side of Front Street at the intersection of Front Street and
Main Street. Expected to serve bus, high-speed rail, and
passenger trains, this transit station is proposed upon eventual
agreement between the City of Soledad and Union Pacific
Railroad to realign existing railroad tracks closer to Highway
101. This would provide an additional 12 acres for commercial
development so that both sides of Front Street may be
developed.

2.4 Parks and Public Space

The most prominent public space feature proposed for the site
is a public plaza located at the intersection of Main Street and
Front Street (Figure 2.14).  Although it is unlike typical plaza
spaces that rest solely on one parcel or one city block, this
plaza would be defined according to building orientation and
form expanding along three city blocks. In other words, corner
buildings and the proposed multi-modal transit station facing the
intersection would be setback from the corner and curb, thereby
Figure 2.14 Pioneer Square in Portland,
OR (google.com, nd).
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providing sufficient space for public gatherings and public
art. This would serve as the primary focal point and core for
downtown Soledad.
Another noticeable feature on the proposed site is a linear
park located parallel to the Union Pacific Railroad (Figure
2.15). As an attempt to preserve the open view corridor into
downtown from Highway 101 and out towards the Santa Lucia
Mountains, this park was also devised as a method of providing
an aesthetically pleasing entrance into downtown Soledad from
the East side. It would provide vegetation and park space for
residents and visitors to utilize, further encouraging pedestrian
activity downtown. In addition, it would provide an opportunity
to not only expand Cesar Chaves Park, but also relocate it to a
more appropriate area.

Figure 2.15 Olympic Park in Seattle,
WA (google.com nd).

2.5 Preservation

For structures identified as “historic” via the Soledad Historic
Resources Inventory, efforts shall be made to ensure that the
structure will remain in the downtown area. Particularly for
historic single-family residential homes, these residences will
remain in tact and will not need to abide by the form-based
codes proposed later in this plan. However, for those historic
commercial structures located within the downtown, ¾ of
the structure will be redeveloped in order to accommodate
increased density. Historic commercial facades shall be kept
and enhanced in order to depict the history of this unique area
(Figure 2.16).

Figure 2.16 Historic preservation and
enhancement in Salt Lake City, UT
(google.com, nd).

2.6 Conclusion

During the conceptual development process, it was determined
that in order to create an economic hub for which all visitors of
the Central Salinas Valley can enjoy, downtown Soledad would

CITY OF SOLEDAD DOWNTOWN SPECIFIC PLAN

33

CONCEPTUAL
DEVELOPMENT
need to incorporate beneficial land use, circulation, and public
space improvements to sustain the area. The diverse variety
of commercial and residential uses proposed will not only make
downtown more appealing to residents, but also tourists who
come to the area via Highway 101 or high speed/passenger rail.
The primary goal for the conceptual development process was
to revitalize and revamp downtown.  Therefore, by providing a
mix of new commercial and residential uses, expanding existing
limited uses, creating a hierarchical street network, and offering
additional recreation and public gathering space, downtown
Soledad can be revitalized into an attractive, self-sustaining
area. The illustrative result of the conceptual development
process can be seen in the conceptual diagram (Figure 2.17).
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3.1 Introduction

Figure 3.2 Example of a transit center in
Detroit, MI (google.com, nd).

Drawing upon the ideas generated in the conceptual
development process of the previous chapter, this chapter will
discuss finalized decisions in regards to land use designations,
circulation improvements, and public amenity offerings. Land
use and public amenity decisions will be discussed in further
detail, as well as circulation improvements like additional bicycle
lanes and street hierarchy. Combined, all work to transform
Downtown Soledad into a bustling area with the diverse
opportunities and unique public offerings needed to sustain it as
the economic hub of Central Salinas Valley.

3.2 Land Use and Public Realm

Altogether, Downtown Soledad is composed of five distinct land
uses: public facility, commercial, mixed-use, residential, and
open space (Figure 3.1). Strategically located, all land uses
seek to lure and retain people in downtown throughout all times
of day, foster the success of the local economy, and encourage
the interaction between residents and visitors with the natural
environment.
Figure 3.3 Example of an expanded
police station (google.com, nd).
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3.2.1 Civic Facility (PF)

Scattered throughout the project area, civic facilities surround
the core of Soledad’s downtown to the north, south, and west.
Primarily serving as a method of concentrating pedestrian
attraction and activity in the core, the location of these uses
also supports the concept of providing a variety of uses that
cater to multiple populations. Focusing on the expansion and
introduction of new public facilities, these areas will foster
efficient growth and tourist appeal to the City throughout every
day of the week (Figure 3.2 & 3.3).
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3.2.2 General Commercial (C-G)

Commercial land is primarily located to the south of the project
site along Front Street. Unlike other areas of the downtown that
are a mixture of commercial and residential uses, this portion is
strictly commercial because it borders the Union Pacific Railroad
(Figure 3.4). Therefore, the location of multi-story commercial
types, such as retail and office, would serve as a buffer to the
remainder of downtown to the north. However, in the case of
multi-story, mixed commercial buildings with these specified
uses, it will be encouraged that retail stores be at street level
and offices be on upper levels as a way to encourage an active
streetscape along this major thoroughfare.

Figure 3.4 Example of proposed
general commercial buildings (google.
com, nd).

3.2.3 Highway Commercial (C-H)

Commercial land is also designated on three parcels at the
southern on- and off-ramp of U.S. Highway 101. Because of
this location, the uses of these parcels will be generally autodominant as compared to the pedestrian-dominant downtown
core (Figure 3.5). Therefore, commercial buildings like drivethru restaurants or gas stations may be appropriate uses for this
area.

3.2.4 Mixed-Use (MU)

Paralleling the commercial land use designations to the south,
mixed-use classifications also occur along Front Street.  Since
Front Street is the prime attraction to any visitor of the area,
it is important to foster a mixture of uses like residential and
commercial as a way of encouraging a vibrant and selfsustaining place to live, work, and socialize.  Looking to serve
the younger working-class generation of Soledad residents,
this mixed-use corridor will have retail and office uses on the
first and second stories, and various lofts, studios, and multibedroom units above (Figure 3.6). Striving to create a location

Figure 3.5 Example of a proposed
highway commercial use (google.com,
nd).

Figure 3.6 Example of proposed mixeduse development (google.com, nd).
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that appeals to all people of all income levels, residential
units should also be affordable, and the preservation of local
businesses should be encouraged. Therefore, when combined,
this mix of uses will create the sense of an urban atmosphere in
Soledad’s naturalistic setting.

3.2.5 Medium Density Residential (R-M)
Figure 3.7 Example of medium-density
residential units (google.com, nd).

Residential units included in the downtown area are medium
density, and surround the outermost northern and eastern
portions of the project site (Figure 3.7). Placed similarly to the
commercial land use designation in the sense that this use
serves as a buffer, the various condos and apartments included
in this land use type buffer the active, dense downtown from
low-density residential homes. Creating somewhat of a ripple
effect, these residences will be built to a reduced height as
compared to the downtown mixed-use core so that the transition
from single-family detached homes to multi-story mixed-use
buildings will not be so dramatic.

3.2.6 Public Realm & Open Space
Figure 3.8 Example of a wide sidewalk
with patio dining and landscaping
(google.com, nd).

Used interchangeably, open space deals with any sort of public
land within downtown such as sidewalks and parks. Downtown
sidewalks are proposed to be at a minimum of ten feet, thereby
being adequate to serve heavy foot traffic, lush landscaping,
and patio dining (Figure 3.8). However, along northern side of
Front Street and both sides of Main Street, sidewalks are to be
built at width of 15 feet since these thoroughfares serve as the
essential lifelines of the downtown.

3.2.6.1 Linear Park (P-L) and Community Park (P-G)

Proposed park space within the project area is most noticeable
along the southern side of Front Street, paralleling the Union
Pacific Railroad.  Following a linear park concept, one special-
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use park will be incorporated along the western-most portion
of the park, while the eastern portion will be used for casual
recreation. The eastern portion of this park will be the new
location of Cesar Chavez Park.  Bill Ramos Park is intended
to be preserved (community park; Figure 3.9). All sidewalks
and open space will incorporate a public art element, further
maintaining a friendly, healthy, and inviting pedestrian
environment.

3.2.6.2 Agriculture Tourism (OS-AT)

To highlight the agriculture and viniculture characteristics of
Soledad, a proposed satellite vineyard is proposed for one or
multiple wineries at the northeast city block of Nestles Road and
Front Street in the southern portion of the project site (Figure
3.10). Envisioned for wine tasting, the inclusion of this land
use type intends to generate additional tourism for downtown
Soledad, and the greater City as well.

Figure 3.9 Bill Ramos Park (Santillan,
2009).

3.3 Circulation

Capitalizing on the existing circulation network of downtown, the
auto and pedestrian networks will be altered and enhanced as a
way to transform downtown Soledad into a pedestrian-oriented
area (Figure 3.11). In addition, incorporating various modes of
transportation such as bicycles, walking, rail, and regional transit
will aid in the progressive movement for a sustainable downtown
that is easily accessible and safe for pedestrians.

Figure 3.10 Example of a small
vineyard (google.com, nd).

3.3.1 Primary Streets

There are three primary streets that run through downtown
Soledad—Front Street, Monterey Street, and Main Street.
Having a two-way traffic flow, these streets will serve as prime
access roads in ensuring auto and regional bus transit access
into the site.  In addition, this street type will have specialized
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mode and landscape treatments to distinguish these access
ways as major streets for downtown access (Figure 3.12).

3.3.2 Secondary Streets

Figure 3.12 Proposed primary street
design (Santillan, 2011).

Benito Street, Encinal Street, Soledad Street, and Kidder
Street are intended to decrease in width, but still maintain
two-way directional traffic flow and include designated bicycle
lanes. Reason for this is to ensure the pedestrian-dominant
characteristic of the downtown, while also allowing wider
sidewalks for street amenities and encouraging buildings to be
built to the property line as a way to increase density. A cross
section of these streets can be seen in Figure 3.13.

3.3.3 Remaining Streets

Figure 3.13 Proposed secondary street
design (Santillan, 2011).

West Street, East Street, and Dixie Street are located on the
outside project area and service northern neighborhoods of
the city. In addition, East Street dually serves as Highway 146
that goes towards Pinnacles National Monument. Therefore,
in attempt to disturb these streets as minimally as possible, all
will maintain two-way traffic access, yet added bicycle lanes
and increased landscaping will be provided in regions that fall
within the downtown area. Enhancement of these streetscapes
shall abide by the form based codes established for secondary
streets.

3.3.4 Pedestrian and Bicycle Facilities

Focusing on developing a pedestrian-oriented downtown,
all improvements and development within the area will seek
to ensure an appealing, enjoyable, and safer pedestrian
environment. Although prime pedestrian activity is anticipated to
occur along Front Street, Monterey Street, and Main Street, all
remaining streets will surely encompass elements of pedestrian
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characteristics as well. Whether through ten or 15-foot
sidewalks, all areas of downtown Soledad will foster an inviting
atmosphere for pedestrians while also encouraging a healthier
lifestyle for site users.
In addition to the walking element of downtown, bicyclists
and regional transit users will also be encouraged to have an
increased presence on streets. By properly designating bike
lanes on streets that service the downtown and locating an
additional transit stop at the centralized transit station on Front
Street, only then will downtown Soledad be accessible by all
modes of transit and therefore become more sustainable (Figure
3.14).

Figure 3.14 Example of a designated
bike lane (google.com, nd).

3.3.5 Alleys

Since alleyways already exist in the two eastern blocks of the
project site between East Street and Dixie Street, development
of these alleys into access roads are intended to serve the
proposed medium density residential units on these blocks.
With added vegetation and lighting, these alleys will have
greater appeal and functionality once developed (Figure 3.15).

3.4 Conclusion

Altogether, major and minor improvements are proposed
for downtown Soledad that all focus on creating a more
sustainable, livable, and healthy environment for all users of the
area.  While capitalizing on the existing character and desire to
transform Soledad into an economic hub of the Central Salinas
Valley, establishing a unique and diverse mix of land use types,
circulation networks, and active public spaces will achieve the
goal of creating a pedestrian-friendly and inviting downtown.
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Figure 3.15 Proposed alleyway design
(Santillan, 2011).
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4.1 Introduction

The following chapter provides the formulated guidelines
that will direct development to achieve the desired downtown
character as described in the form-based codes. Although not
intended to take effect immediately, careful implementation
of these codes over time will ensure that the overall vision of
creating a viable, self-sustaining, and appealing economic hub
of the Central Salinas Valley will be possible. However, in an
attempt to display how Downtown Soledad may look in the
future, an illustrative site plan will be provided at the end of the
chapter to exhibit a final concept of the area (Figure 4.1).  

4.2 Form-Based Codes

It is the intent of the form-based codes to bring this specific
plan document to fruition. All recommendations and ideas have
been analyzed and therefore implemented into guidelines for
the City of Soledad to abide by to ensure success. From streets
and landscaping to buildings and permitted uses, these codes
regulate the development of every aspect of downtown whether
public, semi-public, or private space.
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Name of regulation area: General Commercial (C-G)

Parcel Line

Insert plan identifying the borders of regulation area here

3/4 of parcel
depth

Insert diagram showing build-to-line or setback(s) here

Building Envelope

Sidewalk

Allowed land use(s)
Ground floor

Commercial
(retail or
restaurant)

Second floor

Commercial
(Office)

Third floor

__

General Commercial is allowed for the purpose of creating a lower-density
noise buffer between U.S. highway 101 and the higher-density Mixed-Use
designations to the North of Front Street. This designation will further
enhance the pedestrian experience in downtown, since it will offer
pedestrian amenities such as retail stores, boutiques, and offices, further
sustaining the area throughout the daytime and nighttime.

Siting and building placement

48

Build-to-line
or setback
on street
front

Build to RightOf-Way

Build-to-line
or setback
on sides

Build to parcel
line

Maximum
allowed
building
depth from
street front

¾ of total parcel
depth

The atmosphere created from these regulations will be one that
encourages pedestrian activity in regards to friendliness and safety. The
building setbacks and depth are proposed to enclose and engage
pedestrians to the street, therefore narrowing the appearance of the
street, which increases the perception of safety. In addition, because all
buildings in this designation will be built to the parcel line, this increases
the amount of commercial opportunity for pedestrians since no gaps or
parking lots will limit such resources.
The maximum depth proposed will allow for employee parking in the rear
of these buildings, as well as increase the amount of stores in a building’s
footprint since store dimensions will be narrow.
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Name of regulation area: General Commercial (C-G)
Flat Roof

Max. Building
Height 26 ft.

Min. Upper Floor
Ceiling Height 10 ft.

Insert section view diagram illustrating required maximum /
minimum building heights and required maximum / minimum
Min. Building
ceiling
heights
Min.
Ground Floor

Height 15 ft.

Ceiling Height 12 ft.

Insert section view diagram illustrating required balcony, canopy
and ground floor articulation

Min. Awning Height
8 ft.

Building form
Maximum
building
height

2 stories, 26 feet

Minimum
building
height

1 story, 15 feet

Minimum
ground floor
ceiling height

12 feet

Minimum
upper floor(s)
ceiling height

10 feet

The required minimum and maximum building heights relate to
the pedestrian atmosphere because both heights are tall enough
to appropriately enclose and define a well-proportioned
streetscape for users to engage in.
Uses permitted in this designation include retail stores, boutiques,
and offices. The designated minimum ground and upper floor
ceiling heights relate to these uses because typically, the ground
floor is where pedestrians have the greatest interaction and
should be taller and foster more visibility. Offices do not require
as much visibility or height, seeing as they are more private in
nature. Also, the required ceiling heights allow for sufficient
natural light to enter buildings, thereby reducing energy
consumption for lights.

Balconies
and
canopies

Massing for the maximum building height is encouraged to occur with no setback of the
second story. This will provide some consistency with the adjacent Mixed-Use designation.
Balconies are not allowed in this designation, however, canopies are allowed but limited to
an encroachment of 5 feet into the right-of-way as a cantilever. This will not only encourage
unique architecture in this designation, but will also provide visual diversity for pedestrians
and offer areas of shade.

Roof
articulation

Flat roofs are encouraged for this area as a means of providing consistency with adjacent
buildings. Although not required, overhangs are allowed but limited to 5 foot depth to
provide shade for upper floor windows and pedestrians along the street.

Ground floor
openings
and
articulation

70 percent of ground floor building frontage to the street is required to be open in the form of
windows and doors. Ground floor windows are to be placed at a minimum of 2 feet from the
ground, and restricted to extend past 10 feet from the ground.
Awnings above doors and/or windows are encouraged to provide pedestrian protection from
natural elements (sun, rain, etc.), as well as ensure an easy transition from the public
sidewalk into a semi-public space. Such awnings are restricted to overhang past 4 feet so
that appropriate window shading can occur during the summer and winter seasons without
limiting the influx of natural daylight.
CITY OF SOLEDAD DOWNTOWN SPECIFIC PLAN
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Name of regulation area: General Commercial (C-G)
Parcel Line

Parcel Line

Building
Envelope
Insert plan view diagram
illustrating
required main entrance
location and access from parking

Rear Parking

Insert plan view diagram illustrating allowed parking types and
Building
Envelope
locations
in relation
to the building

Main Entrance
Sidewalk

Sidewalk
On-Street Parking

Pedestrian Access to Buildings
Main
entrance
location
Access from
parking, if
any

along street
front
along rear or
side of building

Locating main entrances along the street front encourages an active
pedestrian streetscape, as well as fosters increased street visibility to
provide additional safety for pedestrians. Also, such entrance placement
will allow for a better street-building interface.

Vehicle access

50

Number of
required
parking
spaces

1 space/500
square feet

Allowed
parking
types and
locations

Minimal parking
for employees
will be provided
behind the
building

Aside from already provided on-street parking, the required number of
parking spaces behind buildings will strictly be for employees rather than
the general public. Limited parking will encourage visitors to use an
alternative mode of transportation to the area, thereby increasing overall
sustainability and ensuring the area to serve pedestrians primarily before
automobiles. In addition, such restrictions will increase the sense of
pedestrian ownership of the streetscape, thus increasing the friendliness
and overall appeal of the area.
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Name of regulation area: Highway Commercial (C-H)

Parcel Line
Building Envelope

Insert plan identifying the borders of regulation area here

3/4 of parcel
depth

Min. Setback
Insert
10
ft. diagram showing build-to-line or setback(s) here

Max. Setback
50 ft.
Sidewalk

Allowed land use(s)
Ground floor

Second floor
Third floor

Commercial
(fast food
restaurant, gas
station)
__
__

Highway Commercial is allowed for the purpose of creating an inviting
entrance into the downtown area once one immediately exits U.S.
Highway 101 from the south. Although land uses in this area are more
geared towards the automobile, this designation still contains building
elements that will appeal to passersby and offers some consistency with
the actual downtown area to the north.

Siting and building placement
Build-to-line
or setback
on street
front

Maximum
setback of

Build-to-line
or setback
on sides

Minimum
setback of

Maximum
allowed
building
depth from
street front

50 feet

10 feet

¾ of total parcel
depth

The atmosphere created from these regulations will be one that
encourages pedestrian and automobile interaction. With this in mind, the
building setbacks and depth proposed are intended to still make the
pedestrian feel safe when interacting with this building, however, the
remaining space available for this area will be attributed for auto use such
as parking or drive-thru. Placement of this designation is appropriate for
the auto-dominated area and its adjacent uses of hotel, mobile home
park, and commercial strip mall.

CITY OF SOLEDAD DOWNTOWN SPECIFIC PLAN
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Name of regulation area: Highway Commercial (C-H)

Max. Building
Height
20 ft.view diagram illustrating required maximum /
Insert section
minimum building heights and required maximum / minimum
ceiling
heights
Min.
Ground Floor

Min. Building
Height 15 ft.

Ceiling Height 12 ft.

Flat, Pitched or
Vaulted Roof Allowed

Insert section view diagram illustrating required balcony, canopy
and ground floor articulation

Min. Awning
Height 8 ft.

Building form
Maximum
building
height

1 story, 20 feet

Minimum
building
height

1 story, 15 feet

Minimum
ground floor
ceiling height

12 feet

Minimum
upper floor(s)
ceiling height

__

The designated minimum ground floor ceiling height relates to
these uses because typical fast food restaurants and gas stations
only relate to automobiles and are often not dense in building
type. However, a significant amount of visibility and clearance
needs to be allowed to engage all users of the area.

Balconies
and
canopies

Canopies are permitted for drive-thru, parking, and eating areas, however their depth is
limited to 50 feet.

Roof
articulation

There is no roof type preference for this area because all types are reflected in neighboring
buildings. Therefore, flat, pitched, or vaulted roofs are allowed. In addition, overhangs are
allowed but limited to 5 feet deep.

Ground floor
openings
and
articulation

52

The required minimum and maximum building heights are
appropriate so as to provide consistency with the undeveloped
and flat dynamic of the area. In addition, the specified heights will
allow for unique architectural quality that drivers and pedestrians
can relate with while also correlating to the allowed uses of fast
food restaurant and/or gas station.

70 percent of ground floor building frontage to the street is required to be open in the form of
windows and doors. Ground floor windows are to be placed at a minimum of 3 feet from the
ground, and restricted to extend past 10 feet from the ground.
Awnings above doors and/or windows are encouraged to provide protection from natural
elements (sun, rain, etc.), as well as ensure architectural consistency with the downtown
area. Such awnings are restricted to overhang past 4 feet so that appropriate window
shading can occur during the summer and winter seasons without limiting the influx of
natural daylight.
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Name of regulation area: Highway Commercial (C-H)
Parcel Line

Parcel Line

Insert plan view diagram illustrating required main entrance
Building
Envelope
location
and access
from parking

Rear Parking

Insert plan view diagram illustrating allowed parking types and
locations in relation to the building

Building Envelope

Main Entrance
Sidewalk

Sidewalk

Pedestrian Access to Buildings

Main
entrance
location

along street
front or, on
parcels facing
two streets,
facing the
intersection
corner

Access from
parking, if
any

Locating main entrances along the street front encourages an active
pedestrian streetscape, as well as fosters increased street visibility to
provide additional safety for pedestrians. Also, such entrance placement
will allow for a better street-building interface.

__

Vehicle access
Number of
required
parking
spaces

1 space/500
square feet

Allowed
parking
types and
locations

30% of total
parking is
permitted in
front of the
building while
the remainder
shall be located
to the side or
behind the
building

The stated parking requirements will provide a sufficient amount of
parking without offering too much. This will permit buildings to occupy a
greater square footage that will allow for a better building-street interface
while also limiting the influence of the automobile for this area. By doing
so, this will still allow the pedestrian to engage with the area without
feeling overwhelmed by the presence of autos.

CITY OF SOLEDAD DOWNTOWN SPECIFIC PLAN
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Name of regulation area: Mixed-Use (MU)

Parcel Line

Insert plan identifying the borders of regulation area here

Building Envelope

100% of

parcelhere
depth
Insert diagram showing build-to-line or setback(s)

Sidewalk

Allowed land use(s)
Ground floor

Commercial
(retail,
entertainment
or restaurant)

Second floor

Commercial
(entertainment
or office) or
Residential

Third floor

Mixed-Use is proposed for the intention of creating a dense, viable, and
self-sustaining downtown that caters solely to pedestrians. Serving as the
prime activity area for the downtown area, this designation combines the
adjacent commercial and residential land uses located to the south and
north, as well as includes various entertainment opportunities to lure
visitors to the downtown area.

Residential

Siting and building placement

54

Build-to-line
or setback
on street
front

Build to RightOf-Way

Build-to-line
or setback
on sides

Build to parcel
line

Maximum
allowed
building
depth from
street front

100% of total
parcel depth

The atmosphere created from these regulations will be one that
encourages pedestrian activity and livability in regards to friendliness and
safety. The lack of building setbacks and depth are proposed to enclose
and engage pedestrians to the street, therefore narrowing the appearance
of the street, which increases the perception of safety. In addition,
because all buildings in this designation will be built to the parcel line, this
increases the amount of commercial opportunity and usable floor area for
pedestrians, employees and residents.

SANTILLAN | CALIFORNIA POLYTECHNIC STATE UNIVERSITY | 2011

Name of regulation area: Mixed-Use (MU)
Flat Roof
Max. Building
Heightmaximum
36 ft. /
Insert section
view
diagram
illustrating required
Min.
Upper
Floors
minimum building
heights
and
required
maximum
/ minimum
Ceiling Height 10 ft.
ceiling heights

Min. Ground Floor
Ceiling Height 12 ft.

Insert section view diagram illustrating required balcony, canopy
and ground floor articulation

Min. Building
Height 26 ft.

Min. Awning
Height 12 ft.

Building form
Maximum
building
height

3 stories, 36 feet

Minimum
building
height

2 stories, 26 feet

Minimum
ground floor
ceiling height

12 feet

Minimum
upper floor(s)
ceiling height

10 feet

The minimum and maximum building heights relate to the
pedestrian experience because all heights effectively enclose and
define a well-proportioned streetscape for users to engage in.
Uses permitted in this designation include retail stores,
entertainment venues, parking structures, restaurant corridor,
offices, and residential units. The required minimum ground and
upper floor ceiling heights relate to these uses based on demand.
Ground floors require more visibility and cater to more pedestrian
interaction, and upper floors typically do not, seeing as they are
more private in nature. However, by requiring the minimum for
each level, the required ceiling heights still allow for sufficient
natural light to enter buildings, thereby reducing energy
consumption for lights.

Balconies
and
canopies

Massing for the maximum building height is encouraged to occur with optional setback of
the second story, and minimum 10 foot required setback of the third story. This will provide
some consistency with the adjacent buildings while also encouraging the presence of light
without drowning it out through increased building height. Balconies and canopies are
allowed in this designation, however, but limited to a 7 foot encroachment. This will not only
encourage unique architecture, but will offer additional shaded areas.

Roof
articulation

Flat roofs are encouraged for this area as a means of providing consistency with adjacent
buildings. Overhangs are encouraged, but limited to 10 foot depth to provide shade for
upper floor windows and pedestrians along the street.

Ground floor
openings
and
articulation

90 percent of ground floor building frontage to the street is required to be open in the form of
windows and doors. Ground floor windows are to be placed at a minimum of 1 feet from the
ground, and allowed to extend to ground ceiling height.
Awnings above openings are encouraged to provide pedestrian protection from natural
elements (sun, rain, etc.), as well as ensure an easy transition from the public sidewalk into a
semi-public space. Their depth is restricted to 4 feet so that appropriate window shading
can occur during various seasons without limiting the presence of natural daylight.
CITY OF SOLEDAD DOWNTOWN SPECIFIC PLAN
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Name of regulation area: Mixed-Use (MU)
Parcel Line

Parcel Line

Building Envelope

Insert plan view diagram illustrating required main entrance
location and access from parking

Insert plan view diagram illustrating allowed parking types and
Building
Envelope
locations
in relation
to the building

Main Entrance
Sidewalk

Sidewalk

On-Street Parking

Pedestrian Access to Buildings

Main
entrance
location

along street
front or, on
parcels facing
two streets,
facing the
intersection
corner

Access from
parking, if
any

__

Locating main entrances along the street front encourages an active
pedestrian streetscape, as well as fosters increased street visibility to
provide additional safety for pedestrians. In the special case of locating
entrances at street corners, this allows for special building corner
treatments, which further opens up the street and buildings from different
directions altogether creating architectural identity and ensuring
pedestrian access.

Vehicle access
Number of
required
parking
spaces

Allowed
parking
types and
locations

56

Commercial:
1/500 sq. ft.
Residential:
1/unit
Minimal parking
for employees
can be provided
behind the
building,
however
parking may
also be
redirected to
above-ground
parking
structures

The restricted number of parking spaces for each use is appropriate
because it reduces the amount of underutilized space by automobiles,
and transforms it into usable space for pedestrians and residents. In
addition, because the downtown area will be more dense and offer a
variety of uses that reduce a person’s auto-dependency, this will perhaps
reduce the amount of autos entering and remaining downtown.
Small parking areas may be located behind buildings for employees, but it
is encouraged that these small lots be organized into clusters that serve
multiple buildings. This will limit the abundance of parking areas, as well
as limit the entry/exit of autos from behind buildings. Otherwise,
customer and resident parking will be redirected to nearby parking
structures.
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Name of regulation area: Medium-Density Residential (R-M)

Parcel Line

Building Envelope

Insert plan identifying the borders of regulation area here

3/4 of parcel
depth

Min. Setback
10
ft. diagram showing build-to-line or setback(s) here
Insert

Max. Setback
20 ft.

Sidewalk

Allowed land use(s)
Ground floor

Residential

Second floor

Residential

Third floor

__

Medium-Density Residential is permitted for the purpose of increasing the
overall density of downtown, while increasing affordable housing
opportunity for residents who wish to be located closer to resources.
Overall, 30% of all residential units are required to be affordable.
Furthermore, this area is appropriate because it allows for a gradual
transition from the heavy activity of Mixed-Use to the south, and single
family residential to the north.

Siting and building placement
Build-to-line
or setback
on street
front

Maximum
setback of 20
feet

Build-to-line
or setback
on sides

Minimum
setback of 10
feet

Maximum
allowed
building
depth from
street front

¾ of total parcel
depth

The atmosphere created from these regulations will be one that
encourages pedestrian activity in regards to friendliness and safety, yet
still provides a sense of privacy and calmness for residents. The building
setbacks proposed are intended to allow owners/renters some privacy
from the street and adjacent residents. However, the limitation of setback
from the street still attempts to create a defined streetscape that fosters
sufficient building-street interaction.
The maximum depth and side setback proposed allow for individual
parking locations to be placed either on the side or behind residential
structures. In addition, such side setbacks and depth will ensure that
sufficient landscaping is provided for residents and provide visual appeal
to passersby.

CITY OF SOLEDAD DOWNTOWN SPECIFIC PLAN
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Name of regulation area: Medium-Density Residential (R-M)

Max. Building
Height 24 ft.

Min. Upper Floor
Ceiling Height 10 ft.

Pitched or Flat
Roofs Allowed

Insert section view diagram illustrating required maximum /
minimum building heights and required maximum / minimum
ceiling heights
Min. Building

Height 15 ft.

Min. Ground Floor
Ceiling Height 10 ft.

Insert section view diagram illustrating required balcony, canopy
and ground floor articulation

Min. Awning Height
8 ft.

Building form
Maximum
building
height

2 stories, 24 feet

Minimum
building
height

1 story, 15 feet

Minimum
ground floor
ceiling height

10 feet

Minimum
upper floor(s)
ceiling height

10 feet

Uses permitted in this designation include 1-bedroom, 2bedroom, and 3-bedroom apartments and town homes. The
designated minimum ground and upper floor ceiling heights relate
to these uses because residential units tend to be smaller in size,
further promoting a sense of privacy.

Balconies
and
canopies

Massing for the maximum building height is allowed to incorporate a setback of the second
story at the discretion of the architect. Balconies are allowed in this area for residents to
utilize, but canopies are not. Should a balcony be incorporated into this area, it is limited to a
3-foot depth.

Roof
articulation

Pitched roofs are preferred for this area so as to maintain a typical residential appearance.
However, flat roofs will be allowed as well. Such variation will provide neighborhood
architectural diversity, which can enhance the visual pedestrian experience.

Ground floor
openings
and
articulation

58

The required minimum and maximum building heights relate to
the pedestrian atmosphere because both heights are tall enough
to appropriately enclose and define a well-proportioned
streetscape for users and residents to engage in. This is
especially the case since adjacent Mixed-Use structures across
the street to the south can be up to three stories tall.

50 percent of ground floor building frontage to the street is required to be open in the form of
windows and doors. Ground floor windows are to be placed at a minimum of 3 feet from the
ground, and restricted to extend past 7 feet from the ground. This will help maintain resident
privacy, yet still allow for adequate building relation to the street and allow for adequate
natural light to infill residential structures.
Awnings above doors and/or windows are allowed as an element of architectural detail,
however they are not required. Should they be included on a building, they are restricted to
overhang past 3 feet so that appropriate window shading can occur during the summer and
winter seasons without limiting the influx of natural daylight.
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Name of regulation area: Medium-Density Residential (R-M)
Parcel Line

Parcel Line

Building
Envelope
Insert plan view diagram
illustrating
required main entrance
location and access from parking

Rear Parking

Building
Envelope
Insert plan view diagram
illustrating
allowed parking types and
locations in relation to the building

Main Entrance

Sidewalk

Sidewalk

Pedestrian Access to Buildings
Main
entrance
location

along street
front

Access from
parking, if
any

along rear of
building

Locating main entrances along the street front encourages an active
pedestrian streetscape, as well as fosters increased street visibility to
provide additional safety for pedestrians. Also, such entrance placement
will allow for a better street-building interface, which can help bridge the
transition from public space to private space.

Vehicle access
Number of
required
parking
spaces

Allowed
parking
types and
locations

1 space/ 1- and
2-bedroom unit
2 spaces/3bedroom unit
Parking may be
provided on the
sides of
buildings, in
front of
buildings, or
behind buildings

Aside from already provided on-street parking, the required number of
parking spaces for each residential structure will vary depending on unit
type. Limited parking will encourage residents to seek alternative modes
of transportation within the City, thereby increasing overall sustainability.
Town home parking should be provided on the side or in front of these
residences in the forms of driveways as a way to resemble typical lowdensity housing units. However, rear parking can be provided for all
housing types as a way to shield cars from street view. Rear parking is
more appropriate for apartment-style buildings.

CITY OF SOLEDAD DOWNTOWN SPECIFIC PLAN
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Name of regulation area: Civic (PF)

Parcel Line
Building Envelope

Insert plan identifying the borders of regulation area here

3/4 of parcel
depth

Min. Setback
20
ft. diagram showing build-to-line or setback(s) here
Insert

Max. Setback
30 ft.
Sidewalk

Allowed land use(s)
Ground floor

Civic

Second floor

Civic

Third floor

Civic

Civic areas are those that are typically government- or religious-oriented
and cater to the general public. Proposed land uses include a city
hall/civic center, fire and police services, Catholic church, and multi-modal
transit station. The allowance of these uses generate pedestrian activity in
the downtown area, and the strategic location of each use surrounds the
downtown core by which it directs and thrives off of such activity, all of
which create a unique pedestrian experience.

Siting and building placement
Build-to-line
or setback
on street
front

Maximum
setback of 30
feet

Build-to-line
or setback
on sides

Maximum
setback of 20
feet

Maximum
allowed
building
depth from
street front

60

¾ of total parcel
depth

The atmosphere created from these regulations will be one that
encourages pedestrian activity in regards to friendliness and safety. The
building setbacks and depth proposed serve primarily to provide sufficient
landscaping and public gathering space that compliments each building,
therefore creating unique architectural identity that enhances pedestrian
interaction.
Although different from neighboring designations that may or may not
have setbacks, the setbacks and depth of each monumental building type
in this designation seek to focus attention solely on the quality of the
building itself.
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Name of regulation area: Civic (PF)
Flat Roof
Max. Building
Heightmaximum
40 ft. /
Insert section view diagram illustrating required
Min. Upper
minimum building
heights Floors
and required maximum / minimum
ceiling10
heights
Ceiling Height
ft.
Min. Ground Floor
Ceiling Height 12 ft.

Insert section view diagram illustrating required balcony, canopy
and ground floor articulation

Min. Building
Height 24 ft.

Min. Allowed Awning
Height 8 ft.

Building form
Maximum
building
height

3 stories, 40 feet

Minimum
building
height

2 stories, 24 feet

Minimum
ground floor
ceiling height

12 feet

Minimum
upper floor(s)
ceiling height

10 feet

The required minimum and maximum building heights relate to
the pedestrian atmosphere because both heights are tall enough
to appropriately enclose and define a well-proportioned
streetscape that correlates to adjacent buildings.
Uses permitted in this designation include a city hall/civic center,
fire and police services, Catholic church, and multi-modal transit
station. The designated minimum ground and upper floor ceiling
heights relate to these uses because each embodies a
monumental characteristic that calls for an open building type,
which allows for sufficient pedestrian interaction. Also, the
required ceiling heights allow for sufficient natural light to enter
buildings, thereby reducing energy consumption for lights.

Balconies
and
canopies

Massing for the maximum building height is encouraged to occur with a minimum 10-foot
setback for the third story from the first and second stories. This will help reduce the overall
scale of the building as it relates to the pedestrian, as well as reduce the amount of shade
generated onto nearby structures. Balconies are permitted, and canopies are encouraged
as cantilevers with a maximum 7-foot encroachment.

Roof
articulation

Flat roofs are encouraged for this area as a means of providing consistency with adjacent
buildings, however vaulted roofs will also be allowed as expected for the Catholic Church
and multi-modal transit station. Building overhangs will be allowed as a way to provide
pedestrian and window protection from natural elements (sun, rain, etc.), but their depth is
limited to 5 feet.

Ground floor
openings
and
articulation

80 percent of ground floor building frontage to the street is required to be open in the form of
windows and doors. All windows are encouraged to extend from floor to ceiling height.
Exceptions to this regulation are religious and fire/police services, which are required to have
70 percent of ground floor building frontage to the street. Awnings are not preferred for this
designation, which will allow for building differentiation from Mixed-Use and Commercial
buildings that have them.

CITY OF SOLEDAD DOWNTOWN SPECIFIC PLAN
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Name of regulation area: Civic (PF)
Parcel Line

Parcel Line

Building
Envelope
Insert plan view diagram
illustrating
required main entrance
location and access from parking

Rear Parking

Building
Envelope
Insert plan view diagram
illustrating
allowed parking types and
locations in relation to the building

Main Entrance

Sidewalk

Sidewalk

Pedestrian Access to Buildings
Main
entrance
location
Access from
parking, if
any

along street
front
along rear or
side of building

Locating main entrances along the street front encourages an active
pedestrian streetscape, as well as fosters increased street visibility to
provide additional safety for pedestrians.

Vehicle access

62

Number of
required
parking
spaces

1 space/500
square feet

Allowed
parking
types and
locations

Underground,
side, and rear
parking are
permitted for
each building
type

In addition to already provided on-street parking, limited on-site parking
will be provided for building users and employees. Such limitations of
parking will encourage visitors to use an alternative mode of
transportation to the area, thereby increasing overall sustainability and
ensuring the area to serve pedestrians primarily before automobiles.
However, for buildings such as fire/protection services and multi-modal
transit station, multiple automobiles will need adequate space to park, so
designated areas will be located on the sides and in the rear of each
building. It is anticipated that underground parking may be required for
the city hall/civic center. Parking in front of buildings is not permitted.
Regardless of where parking will be located, complimentary structures
and landscaping will be encouraged to shield the visibility of automobiles
from the pedestrian-oriented streetscape. Lastly, if needed, additional
parking shall be redirected to a parking structure.
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Name of regulation area: Agriculture Tourism (OS-AT)

Parcel Line

Min. Setback
20 ft.
Insert plan identifying the borders of regulation area here

Insert diagram showing build-to-line or setback(s) here

Building Envelope

1/4 of parcel
depth

Max. Setback
50 ft.
Sidewalk

Allowed land use(s)
Ground floor

Second floor
Third floor

Commercial
(restaurant, gift
shop)
__
__

Agriculture Tourism is allowed for the purpose of creating an inviting
entrance into the downtown area, and generating agriculture tourism to
the greater Soledad area. Although other land uses in this area are more
geared towards the automobile, this designation still contains building
elements that will appeal to passersby and offers some consistency with
the actual downtown area to the north.

Siting and building placement
Build-to-line
or setback
on street
front

Maximum
setback of

Build-to-line
or setback
on sides

Minimum
setback of

Maximum
allowed
building
depth from
street front

50 feet

20 feet

The atmosphere created from these regulations will be one that
encourages pedestrian and automobile interaction. With this in mind, the
building setbacks and depth proposed are intended to still make the
pedestrian feel safe when interacting with this building, however, the
remaining space available for this area will be attributed for agriculture
production.

¼ of total parcel
depth

CITY OF SOLEDAD DOWNTOWN SPECIFIC PLAN
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Name of regulation area: Agriculture Tourism (OS-AT)

Max. Building
Height 24 ft.

Insert section view diagram illustrating required maximum /
minimum building heights and required maximum / minimum
Min.
Ground Floor
ceiling
heights

Min. Building
Height 15 ft.

Ceiling Height 12 ft.

Flat, Pitched or
Vaulted Roof Allowed
Insert section view diagram illustrating required balcony, canopy
and ground floor articulation

Min. Awning
Height 8 ft.

Building form
Maximum
building
height

1 story, 24 feet

Minimum
building
height

1 story, 15 feet

Minimum
ground floor
ceiling height

12 feet

Minimum
upper floor(s)
ceiling height

__

Balconies
and
canopies

Canopies are permitted for outdoor seating and/or eating, however their depth is limited to
50 feet.

Roof
articulation

Pitched roofs are encouraged for this regulating area to help compliment the agricultural and
rural aesthetic associated with structures on similar land uses. In addition, overhangs are
allowed but limited to 5 feet deep.

Ground floor
openings
and
articulation

64

The required minimum and maximum building heights are
appropriate so as to provide consistency with the undeveloped
and flat dynamic of the area. In addition, the specified heights will
allow for unique architectural quality that drivers and pedestrians
can relate with while also correlating to the surrounding
agriculture and natural aesthetic.

50 percent of ground floor building frontage to the street is required to be open in the form of
windows and/or doors. Ground floor windows are to be placed at a minimum of 3 feet from
the ground, and restricted to extend past 8 feet from the ground.
Awnings above doors and/or windows are encouraged to provide protection from natural
elements (sun, rain, etc.), as well as ensure architectural consistency with the downtown
area. Such awnings are restricted to overhang past 4 feet so that appropriate window
shading can occur during the summer and winter seasons without limiting the influx of
natural daylight.
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Name of regulation area: Agriculture Tourism (OS-AT)
Parcel Line

Parcel Line

Building Envelope

Sidewalk

Sidewalk

Insert plan view diagram illustrating required main entrance
location and access from parking

Insert plan view diagram illustrating allowed parking types and
locations in relation to the building

Building Envelope

Parking

Main Entrance
Sidewalk

Sidewalk

Pedestrian Access to Buildings

Main
entrance
location

along street
front or, on
parcels facing
two streets,
facing the
intersection
corner

Access from
parking, if
any

Along side of
building

Locating main entrances along the street front encourages an active
pedestrian streetscape, as well as fosters increased street visibility to
provide additional safety for pedestrians. Also, such entrance placement
will allow for a better street-building interface and encourage passersby to
interact with this land use.

Vehicle access
Number of
required
parking
spaces

1 space/500
square feet

Allowed
parking
types and
locations

All parking shall
be located to
the side or rear
of the building

The stated parking requirements will provide a sufficient amount of
parking without offering too much. This will permit buildings to occupy a
greater square footage, and agriculture production to consume a greater
amount of acreage. Pedestrians and automobiles will still be able to
interact with the site, but the majority of it will be preserved for agriculture
production.
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Street Type: Primary Streets

Sidewalk
Sidewalk
Insert cross-section of street with dimensions
15 ft.
15 ft.

Insert plan of street with dimensions

Side Parking
8 ft.

Side Parking
8 ft.

Bike Lane
5 ft.

Traffic Lane
12 ft.

Bike Lane
5 ft.

Traffic Lane
12 ft.

Median
6 ft.

Streetscaping

66

Design speed

35 MPH

Right-of-way width

86 feet

Curb face to curb face width

56 feet

Traffic lanes

2, one in each
direction

Bicycle lanes

2, one in each
direction

Side parking

Both sides of street

Curb radii

10 feet

Street pavement material(s)

Asphalt

Sidewalk width

15 feet

Sidewalk pavement material(s)

Concrete

Pedestrian crossing location (s)

Street intersection

Pedestrian crossing material(s)

Brick

The overall street character targeted is an active
commercial street that caters to multiple modes
of transportation. Since pedestrians will
dominate such streetscape, a sufficient barrier
shall be enforced with designated bicycle lanes
and parallel street parking. Altogether, these
regulations and streetscape elements will foster
a safe, pleasant user experience that will retain
pedestrians in the downtown area.
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Street name: Primary Streets

12
feet

25
feet

Insert lighting type 1 elevation,
with dimensions

Insert lighting type 2 elevation,
with dimensions

Insert street tree 1 image(s) and
name

Insert street tree 1 image(s) and
name

Pedestrian Lighting

Automobile Lighting

Chinese Pistache
Pistacia Chinensis

Magnolia Saucer
Magnolia x Soulangeana

Streetscaping
For pedestrians, to
illuminate sidewalks

Lighting type 1, objective
Lighting type 1, height

12 feet

Lighting type 1, frequency

20 feet

Lighting type 2, objective

For vehicles, to
illuminate street
pavement/side
parking

Lighting type 2, height

25 feet

Lighting type 2, frequency

40 feet

Street tree type 1, species

Pistacia chinensis

Street tree type 1, frequency
Street tree type 2, species

Street tree type 2, frequency

30 feet
Magnolia x
soulangeana

45 feet

Since the intent of this street type is to create an
active commercial street that is dominated by
pedestrians, sufficient street lighting will be needed
for safety that will retain pedestrians downtown
during all hours. Therefore, there must be two
types of lighting so that pedestrians and
automobiles can be safe on the street, one at
pedestrian scale and the other at automobile
scale. Such need is further increased due to the
presence of street trees, which may inhibit the light
from the source.
Street trees have a major impact on the character
and quality of a street because their presence
helps reduce the perceived size of streets while
also slows down traffic—all of which benefits the
pedestrian experience. Therefore, two types of
trees will be implemented. Larger trees with wider
canopies will be placed in the street median,
thereby helping reduce the perceived width of the
thoroughfare, and smaller canopied trees will be
placed along streets on sidewalks to provide
shading for pedestrians.
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Street name: Primary Streets
Sample Street Bench

Sample Bicycle Rack

Sample Commercial Sign

Sample Commercial Sign

Insert sample images of proposed street furniture types and commercial signage types. All images must have a descriptive caption.

Sample Trash Bin

Sample Bicycle Rack

Sample Commercial Sign

Sample Commercial Sign

Street furniture and signage
Street furniture type 1,
objective
Street furniture type 1, location
criteria

70 feet apart, 4 feet
from curb

Street furniture type 1,
orientation criteria

Along street, oriented
away from street

Street furniture type 2,
objective

Trash bins, for
pedestrian garbage

Street furniture type 2, location
criteria

70 feet apart, 4 feet
from curb

Street furniture type 2,
orientation criteria
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Benches, for
pedestrians to sit;
Bicycle racks

Along street, oriented
away from street

Commercial signage type 1,
objective

Business sign,
ensure clear
readability

Commercial signage type 2,
objective

__

Commercial signage type 3,
objective

__

In order to create an active commercial street
that caters to pedestrians, pedestrian amenities
must be in place. Such amenities include the
provision of benches and trash bins to
pedestrians to utilize. By including these
amenities, an additional element of safety will
also be provided because benches and trash
bins shall serve as a physical barrier between the
street and sidewalk for pedestrian safety.
As for commercial signage, signs will be
provided on buildings that serve both
pedestrians and automobiles. Specifically, signs
shall be pedestrian-scale and provided no higher
than 8 feet above the ground so that pedestrians
can easily see such signs. They may be either
suspended or ceiling hung or projected or flagmounted. Special auto-oriented signs may be
larger totaling 25 square feet and strictly flush or
flat wall mounted located above 8 feet from the
ground, but no more than 12 feet high.
Separate auto-oriented signs are not required for
all businesses.
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Street Type: Secondary Streets

Insert cross-section of street with dimensions

Sidewalk
10 ft.

Sidewalk
10 ft.
Side Parking
8 ft.

Insert plan of street with dimensions

Side Parking
8 ft.
Traffic Lanes
11 ft.

Streetscaping
Design speed

25 MPH

Right-of-way width

58 feet

Curb face to curb face width

38 feet

Traffic lanes

2, one in each
direction

Bicycle lanes

0, bicycles will share
the road with cars

Side parking

Both sides of street

Curb radii

10 feet

Street pavement material(s)

Asphalt

Sidewalk width

10 feet

Sidewalk pavement material(s)

Concrete

Pedestrian crossing location (s)

Street intersection

Pedestrian crossing material(s)

Brick

The overall street character targeted is an active
neighborhood street that caters to multiple
modes of transportation and adapts to the
designated commercial and residential uses in
each area. Since pedestrians will dominate such
streetscape, a sufficient barrier shall be enforced
with parallel street parking. In addition, this
street type is narrower than primary streets,
which further encourages reduced traffic speed.
Altogether, these regulations and streetscape
elements will foster a safe, pleasant user
experience that will retain pedestrians in the
downtown area and foster a quiet setting for
residences.
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Street Type: Secondary Streets

12
feet

25
feet

Insert lighting type 1 elevation,
with dimensions

Insert lighting type 2 elevation,
with dimensions

Insert street tree 1 image(s) and
name

Insert street tree 1 image(s) and
name

Pedestrian Lighting

Automobile Lighting

Chinese Pistache
Pistacia Chinensis

Chitalpa
Chitalpa x tashkentensis

Streetscaping
Lighting type 1, objective
Lighting type 1, height

12 feet

Lighting type 1, frequency

20 feet

Lighting type 2, objective

For vehicles, to
illuminate street
pavement/side
parking

Lighting type 2, height

25 feet

Lighting type 2, frequency

40 feet

Street tree type 1, species

Pistacia chinensis

Street tree type 1, frequency
Street tree type 2, species

Street tree type 2, frequency

70

For pedestrians, to
illuminate sidewalks

60 feet
Chitalpa x
tashkentensis

60 feet

Since the intent of this street type is to create a
pedestrian-oriented neighborhood street, sufficient
street lighting will be needed for safety that will
retain pedestrians downtown during all hours.
Therefore, two types of lighting shall be used so
that pedestrians and automobiles can be safe on
the street. One type shall be at pedestrian scale
and the other at automobile scale. In residential
areas located in the northern portion of downtown,
only lighting type 2 will be implemented, so as to
encourage a quiet, neighborhood character for
medium-density housing.
Street trees will significantly impact this street type
because their presence will help reduce the
perceived size of the street while also fostering a
quaint, visually appealing natural aesthetic—all of
which benefits the pedestrian experience. Two
types of trees will be used, and alternate in
frequency. These trees will be large in size and
have a wide canopy, therefore attempting to cover
as much of the street as possible for shade and
noise protection purposes.
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Street Type: Secondary Streets
Sample Street Bench

Sample Bicycle Rack

Sample Commercial Sign

Sample Commercial Sign

Insert sample images of proposed street furniture types and commercial signage types. All images must have a descriptive caption.

Sample Trash Bin

Sample Bicycle Rack

Sample Commercial Sign

Sample Commercial Sign

Street furniture and signage
Benches, for
pedestrians to sit;
Bicycle racks

Street furniture type 1,
objective
Street furniture type 1, location
criteria

70 feet apart, 3 feet
from curb

Street furniture type 1,
orientation criteria

Along street, oriented
away from street

Street furniture type 2,
objective

Trash bins, for
pedestrian garbage

Street furniture type 2, location
criteria

70 feet apart, 3 feet
from curb

Street furniture type 2,
orientation criteria

Along street, oriented
away from street

Commercial signage type 1,
objective

Business sign,
ensure clear
readability

Commercial signage type 2,
objective

__

Commercial signage type 3,
objective

__

In order to create an active neighborhood street
that caters to multiple modes of transportation and
adapts to the designated commercial and
residential uses in each area, pedestrian amenities
must be in place. Such amenities include the
provision of benches and trash bins for
pedestrians to utilize. By including these
amenities, an additional element of safety will also
be provided because benches and trash bins shall
serve as a physical barrier between the street and
sidewalk for pedestrian safety.
In residential areas, the inclusion of benches and
trash bins shall be reduced to a frequency of 300
feet apart, 3 feet from the curb. Reason for this is
to adjust the pedestrian amenities to the
neighborhood aesthetic of the northern portion of
downtown. Less pedestrian activity due to
reduced commercial opportunity requires a
decrease in pedestrian amenities.
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Street Type: Alleyways

Insert cross-section of street with dimensions

Vegetated
Curb - 2.5 ft.

Insert plan of street with dimensions

Vegetated
Curb - 2.5 ft.
Auto./Pedestrian
Access - 20 ft.

Streetscaping
Design speed

10 MPH

Right-of-way width

25 feet

Curb face to curb face width

20 feet

Traffic lanes

2, one in each
direction

Bicycle lanes

0, bicycles will share
the road with cars

Side parking

—

Curb radii
Street pavement material(s)
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10 feet
Permeable Brick
Pavers

Sidewalk width

—

Sidewalk pavement material(s)

—

Pedestrian crossing location (s)

—

Pedestrian crossing material(s)

—

The overall character of alleyways is targeted
towards joint use by the pedestrian and
automobile. Immediately serving pedestrians,
the narrow automobile access within alleyways is
intended for residents in the proposed medium
density residential units. Rather than use asphalt
for alleyways, permeable brick pavers are to be
used so that drivers can easily distinguish these
access roads from primary and secondary
streets, and pedestrians can feel comfortable
using them. Altogether, these regulations and
streetscape elements will foster a safe, pleasant
user experience that will also foster a quiet
setting for residences.
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Street Type: Alleyways

12
feet

Insert lighting type 1 elevation,
with dimensions

Insert lighting type 2 elevation,
with dimensions

Insert street tree 1 image(s) and
name

Insert street tree 1 image(s) and
name

Pedestrian Lighting

Giant Needlegrass
Achnatherum Coronatum

Bush Lupine
Lupinus Arboreus

Streetscaping
For pedestrians, to
illuminate sidewalks

Lighting type 1, objective
Lighting type 1, height

12 feet

Lighting type 1, frequency

20 feet

Lighting type 2, objective

—

Lighting type 2, height

—

Lighting type 2, frequency

—

Street shrub type 1, species
Street shrub type 1, frequency
Street shrub type 2, species
Street shrub type 2, frequency

Achnatherum
coronatum
5 feet
Lupinus arboreus
5 feet

Since the intent of this street type is to create a
pedestrian-oriented neighborhood street, sufficient
street lighting will be needed for safety that will
retain pedestrians downtown during all hours.
Since the alleys are located in medium density
residential areas, only lighting type 1 will be
implemented, so as to encourage a quiet,
neighborhood character.
Street trees will not be used in alleys because of
the narrow width between structures. Instead,
native species shrubs and other native vegetation
is encouraged to be used to make these access
roads more visually appealing for pedestrians.
Similar to secondary street trees, shrub frequency
should alternate.
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Street Type: Alleyways
Sample Enhanced Alleyway

Sample Enhanced Alleyway

Insert sample images of proposed street furniture types and commercial signage types. All images must have a descriptive caption.

Sample Enhanced Alleyway

Sample Enhanced Alleyway

Street furniture and signage
Street furniture type 1,
objective

—

Street furniture type 1, location
criteria

—

Street furniture type 1,
orientation criteria

—

Street furniture type 2,
objective

—

Street furniture type 2, location
criteria
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—

Street furniture type 2,
orientation criteria

—

Commercial signage type 1,
objective

__

Commercial signage type 2,
objective

__

Commercial signage type 3,
objective

__

In order to accommodate automobile access in the
alleyways, no street furniture is allowed in the rightof-way.
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Community amenity name: Community Park (P-G)
Sample Playground

Sample Community Park

Sample Picnic Area

Insert sample images of proposed community amenity. Images should have captions explaining the features of the amenity. Images can
show 3D renderings or plan views.

Sample Park Landscaping

Sample Park Entry

Sample Park Signage

Features
Proposed location

Target use or activity

Target atmosphere

N.W. intersection of
Monterey Street and
Soledad Street
Benches/trash bins:
min. 30 feet apart, 4
feet from curb
Playground equip.: 1
jungle gym, min. 20
feet from curb

Surrounded by medium-density residential and
fire/police services, this quiet neighborhood park
should be used to benefit all users regardless of
age. Playground equipment, benches, and grassy
areas will be provided for everyone to interact and
enjoy.

Away from street
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Community amenity name: Linear Park (P-L)
Sample Linear Park

Sample Linear Park

Sample Park Bench

Insert sample images of proposed community amenity. Images should have captions explaining the features of the amenity. Images can
show 3D renderings or plan views.

Sample Park Landscaping

Sample Park Entry

Sample Park Public Art

Features
Proposed location

Target use or activity

Target atmosphere
76

South side of Front
Street, from Kidder
Street to Park Street
Benches/trash bins:
min. 50 feet apart,
min. 4 feet from curb
Public art: 150 feet
apart, at least 15 feet
from curb

Located between Union Pacific Railroad and
residential uses, this linear park will provide a
healthy alternative to the neighborhood park with a
meandering walkway that connects to the sports
field and Highway Commercial roughly ¼ mile to
the south. In addition, this park will help serve as a
gateway into downtown for visitors from the south.

Toward street
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Community amenity name: Skate Park (P-K)
Sample Skate Park

Sample Skate Park

Sample Park Bench

Insert sample images of proposed community amenity. Images should have captions explaining the features of the amenity. Images can
show 3D renderings or plan views.

Sample Park Landscaping

Sample Skate Park Signage

Sample Skate Park

Features
Proposed location

Target use or activity
Target atmosphere

South side of Front
Street from San
Vicente Road to
West Street
Benches/trash bins:
min. 75 feet apart,
min. 5 feet from curb
Toward street

Catering mainly to teenagers, this proposed skate
park will help deter skating away from pedestrianoriented streets and into an area that increases
human interaction. Similar to the proposed linear
park, this skate park will help establish a northern
gateway into downtown, thereby giving the image
that downtown Soledad is an active area that
fosters unique human interaction.
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FORM-BASED
CODES

Figure 4.2 View of mixed-use buildings.

Figure 4.3 View from linear park.
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Figure 4.4 Multi-modal transit center lobby.

Figure 4.5 Condominium units.
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SUSTAINABILITY +
5 NATURAL
RESOURCES
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SUSTAINABILITY +
NATURAL RESOURCES
5.1 Introduction

The City of Soledad Downtown Specific Plan outlines a vision
for downtown Soledad to be a dense, pedestrian-friendly,
economic hub of the Central Salinas Valley. However, in
order for such an area to sustain these social needs by
the community, it must first sustain the physical area that it
occupies. Therefore, innovative and effective sustainable
development, low impact development (LID) strategies, and
the protection of downtown Soledad’s natural resources are
important factors when considering any type of development
for the downtown. Such sustainable development strategies,
in combination with Leadership in Environmental and Energy
Design Neighborhood Development (LEED-ND) criteria provide
guidelines for such future development in association with this
Plan.
This chapter outlines some key LID strategies for the downtown
area, as well as an evaluation of each LEED-ND criteria as it
relates to this Specific Plan altogether.  The inclusion of the
LEED-ND checklist will also be provided in order to illustrate
whether or not downtown Soledad would be LEED-ND certified
upon implementation of this City of Soledad Downtown Specific
Plan.

5.2 Green Streets

An important ingredient when designing a public space that
caters to pedestrians and supports automobiles and bicycles as
well, is the choice of vegetation, particularly street trees. Street
trees enhance public spaces, and ultimately protect people,
automobiles and bicyclists from natural elements such as the
weather and sun.
In an attempt to enhance the natural environment of downtown
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Soledad and sustain that physical area it occupies, it is
important to incorporate native species of trees that require lowwater consumption and maintenance, and do not damage the
sidewalk. Figure 5.1 & 5.2 illustrates examples of native trees
that are encouraged within the scope of this Plan.

5.3 Innovative Sustainable Design

Through the progression of the sustainability movement,
inventive, cost-effective and stylish design strategies have been
developed to capitalize on the Earth’s natural elements that
allow for less of a human impact on the environment.

Figure 5.1 Native tree species to
Soledad, Chinese Pistache (google.
com, nd).

Since the City of Soledad is located in a valley that has a large
amount of solar and wind exposure, two of the many sustainable
design alternatives considered for this project area include solar
roof panels for buildings and wind-powered solar street lights.
Both design strategies would cleanly capture the influx of natural
elements that parade the downtown area while also generate
extra energy that could be deposited into the City’s electrical
grid system for use throughout the city.

5.3.1 Solar Panels

Solar panels are a form of active solar power that are made up
of solar cells, or photovoltaic cells, that are arranged in a gridlike pattern on a panel (Figure 5.3). These cells harvest sunlight
and convert it to electricity, which are then stored in batteries or
can be infiltrated into an existing electrical grid system.  

Figure 5.2 Native tree species to
Soledad, Magnolia Saucer (google.com,
nd).

Although two to five times as expensive as electricity produced
from fossil fuels, the long-term benefits and savings outweigh
the short-term costs. The installation of solar panels and use of
solar energy for electricity are known to reduce ones electricity
bill, which will allow for savings to accrue that make up for the
Figure 5.3 Solar panels (google.com,
nd).
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initial cost of installation. In addition, solar panels use free
energy captured from the sun, are nearly infinitely abundant and
are non-polluting. All of these factors combined will help make
an area healthy, attractive, and sustainable for development.

Figure 5.4 Medium-density housing with
solar panels (google.com, nd).

The City of Soledad and its residents could greatly benefit from
the installation of solar panels within the downtown not only for
health reasons, but also as an image booster for tourism and
sustainable living. These panels could be placed above the
proposed mixed-use multi-story buildings, civic and commercial
structures, residential units, and even as a form of public art
(Figure 5.4).

5.3.2 Solar-Powered Streetlights

Figure 5.5 Solar-powered streetlight
(google.com, nd).

Powered by the electricity generated by attached solar panels,
solar-powered streetlights would benefit automobiles and
pedestrians in the public setting. There are various types of
solar-powered streetlights that operate differently, so specific
cost, design and function would be at the discretion of the
City (Figure 5.5). However, to ensure maximum safety and
luminosity, it is encouraged that decision makers select
streetlights that serve both the automobile and pedestrian
individually with varying height fixtures.  Whether there be
two light fixtures facing opposite directions for the street and
sidewalk on one pole, or individual poles for each user that
share the same style is at the City’s discretion.

5.3.2.1 Primary Street Lighting

One innovative example of a solar-powered streetlight that
would be ideal in downtown Soledad is one that is also wind
powered (Figure 5.6). Since Soledad is prone to wind all year
long, capturing this resource via small wind turbines affixed
above streetlights would not only encourage a sustainable
Figure 5.6 Dual-powered streetlight
(google.com, nd).
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image of downtown Soledad, but also generate additional
electricity storage and savings. These streetlights would be
encouraged along Front Street, Monterey Street and Market
Street seeing as wind flow travels from the Northwest in
Summer and Southeast in Winter. It is also recommended that
the design of these dual-generator streetlights be the same as
those on other streets throughout the downtown.

5.3.2.2 Open Space Lighting

The character and use of open space in the downtown,
specifically park space, is different from the use of streets and
plaza space, and should therefore have a different lighting style.  
This style should be more at a pedestrian scale and be able to
light large amounts of area during the night to ensure park user
safety. Abiding by the solar-powered theme like streetlights,
these lights can be either solar-powered only, or solar- and
wind-powered, and may have a unique style of their own. A
prime example is the “Sun Flower” designed by Michel Riss and
Jens Rosbjerg (Figure 5.7).

Figure 5.7 Solar-powered lamps as a
form of public art (google.com, nd).

5.3.3 Permeable Pavers

Used as a strategy for low impact development (LID), permeable
paving offers an environmentally friendly alternative to traditional
paving with brick, concrete, or asphalt.  The primary benefit
of permeable pavers is that they allow stormwater and air to
percolate through the porous material and infiltrate into the soil,
thereby providing groundwater recharge. The direct result is
less of an impact on the city’s stormwater system.

Figure 5.8 Permeable brick pavers used
in a public square (google.com, nd).

Able to accommodate frequent traffic, these pavers would be
ideal on each downtown city block as an alternative to nonporous concrete used for sidewalks, as well as rear parking lots
and alleyways instead of asphalt (Figure 5.8). This would thus
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distinguish these areas as pedestrian-friendly zones and give
the downtown more character for users to enjoy. In addition,
these pavers would ecologically benefit the rooting system of
street trees along sidewalks by granting them more air and
water to thrive in the urban landscape.

5.3.4 Tree Boxes
Figure 5.9 Example of a tree box
(google.com, nd).

Tree boxes are small, effective bioretention areas installed to
help mitigate stormwater runoff and remove water pollutants
(Figure 5.9). Typically placed along sidewalks adjacent to
streets, stormwater is directed from the street to these boxes via
a filter, which then permeates through a soil-mulch mixture that
cleans the water.  Once filtrated, the water may then venture
into an underground storm drain or directly into the soil.
Aside from the environmental benefits of controlling stormwater
runoff, ridding water of pollutants primarily from automobiles,
and increasing habitat value for local species that live in trees,
shrubs or even the soil, tree boxes also help reduce landscape
maintenance/irrigation and stormwater system costs. In
addition, the quality of life within downtown would increase due
to improved street aesthetics and reduction of the urban heat
island effect from city streets.

5.4 Leadership in Environmental and Energy
Design Neighborhood Development (LEEDND)
As a collaborative effort among U.S. Green Building Council
(USGBC), Congress for the New Urbanism, and the Natural
Resources Defense Council, the LEED-ND Rating System
combines the principles of smart growth, urbanism and green

86

SANTILLAN | CALIFORNIA POLYTECHNIC STATE UNIVERSITY | 2011

building into the first national rating system for neighborhood
design.
Serving as an independent, third party system to verify that a
development meets standards of high quality, environmentally
friendly, sustainable design, LEED-ND awards points based on
smart location and linkage, neighborhood pattern and design,
and green infrastructure and buildings. Although the City of
Soledad Downtown Specific Plan was not designed to fulfill
LEED-ND certification, the overall document was evaluated as
it pertains to each point. Therefore, it was determined that this
Plan achieves 32 of the possible 40 points required to receive
minimum certification.  Should the City wish to pursue LEEDND certification, there are additional points that can be earned
through implementation of city policies and programs.
In the following section, each criterion of the LEED-ND Rating
System will be reviewed and the document will be evaluated as
to whether or not it may receive any certification points.  Once
evaluated, all points will be compiled into the LEED-ND project
scorecard, illustrating the total points received by the City of
Soledad Downtown Specific Plan as it is written (Figure 5.10).

5.4.1 Smart Location and Linkage
5.4.1.1 SLL Prerequisite 1: Smart Location

The document encourages development within an existing
community and near public transit infrastructure. The project
area is served by existing water and wastewater infrastructure,
is located on an infill site, includes a residential component
equaling at least 30% of the project’s building square footage,
and is located near existing neighborhood shops, services and
facilities fulfilling options 1 and 4.  
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5.4.1.2 SLL Prerequisite 2: Imperiled Species and
Ecological Communities Conservation

The document conserves imperiled species and ecological
communities since the project area exists within Soledad’s
already developed downtown. There are no imperiled species
or ecological communities in the urban setting, which fulfills
option 1. However, the City must consult with the state Natural
Heritage Program and state fish and wildlife agency to officially
verify compliance with this prerequisite.

5.4.1.3 SLL Prerequisite 3: Wetland and Water Body
Conservation

The document preserves water quality, natural hydrology,
habitat, and biodiversity through conservation of wetlands and
water bodies. In addition, the project area includes no wetlands,
no water bodies, no land within 50 feet of wetlands, and no land
within 100 feet of water bodies, therefore fulfilling option 1.

5.4.1.4 SLL Prerequisite 4: Agricultural Land
Conservation

The document preserves irreplaceable agricultural resources
and does not disturb prime and unique soils identified by the
state Natural Resources Conservation Service soil survey
because the project area is located within an already developed
downtown that is not within a state or locally designated
agricultural preservation district. In addition, the project area is
located on an infill site.  Therefore, options 1 and 2 are fulfilled.

5.4.1.5 SLL Prerequisite 5: Floodplain Avoidance

The document protects life and property, promotes open
space and habitat conservation, and enhances water quality
and natural hydrological systems. Also, the project area does
not contain any land within a 100-year high- or moderate-risk
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floodplain as defined and mapped by the Federal Emergency
Management Agency (FEMA) or a state or local floodplain
management agency, which fulfills option 1.

5.4.1.6 SLL Credit 1: Preferred Locations

The document encourages development within the existing
downtown of the City to reduce reduce environmental and
public health effects associated with sprawl. The document
fulfills option 1 in three subcategories, which allows 9 points
for locating a project within (a) a previously developed site that
is not an adjacent site or infill site, (b) an adjacent site that
is also a previously developed site, and (d) an infill site that
is also a previously developed site. Since only one of these
subcategories can be chosen for points, 5 points are earned
from subcategory (d).  The document does not fulfill option 2,
which requires at least 200 intersections per square mile of
the project area, nor does it fulfill option 3 because it is not a
designated high-priority location.

5.4.1.7  SLL Credit 2: Brownfields Redevelopment

The document encourages the reuse of land by developing
sites that are complicated by environmental contamination.
Option 1 is fulfilled because areas of the project are located
on sites defined as brownfield by local, state or federal
government agency, and remediate site contamination such
that the controlling public authority shall approve the protective
measures and/or cleanup as effective, safe and appropriate for
the future use of the site. 1 point is earned.

5.4.1.8 SLL Credit 3: Locations with Reduced
Automobile Dependence

While this document attempts to reduce automobile dependency
by incorporating more pedestrian amenities to promote
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walkability and multiple modes of transportation, the existing
transit system within the downtown is insufficient to quality for
any points within this credit. The impact of additional proposed
transit stations is unknown. A potential 2 points may be earned
for this credit.

5.4.1.9 SLL Credit 4: Bicycle Network and Storage

The document promotes bicycling and transportation efficiency,
and is located in connection to an existing bicycle network on
Main Street of at least 5 continuous miles in length within ¼-mile
bicycling distance of the project boundary.  Although defined
bicycle paths are designed in the project site, the document
does not account for the requirement of bicycle storage at
residential and retail uses. That requirement would be subject
to an adopted City policy. Therefore, as written, this document
will not fulfill any points for this credit.  

5.4.1.10 SLL Credit 5: Housing and Jobs Proximity

The document encourages balanced communities with a
diversity of uses and employment opportunities. Though an
affordable housing component is encouraged for proposed
residential units, it would be subject to City approval and
enforcement, which lies outside of the scope of this document.
However, option 2, which requires at least 30% of the project’s
total building square footage to be residential and that full-timeequivalent jobs whose number is equivalent to the number of
dwelling units be within ½-mile of the project center, is achieved
through mixed use development. As a result, 2 points are
earned.

5.4.1.11 SLL Credit 6: Steep Slope Protection

The document does not address the preservation of steep
slopes, because the proposed project occupies previously
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developed land that has no existing slopes greater than 15%,
fulfilling option 1.  1 point is earned for this credit.

5.4.1.12 SLL Credit 7: Site Design for Habitat or
Wetland and Water Body Conservation

The document conserves native plants, wildlife habitat,
wetlands, and water bodies since the project area contains no
significant habitat and is not located within 100 feet of such
habitat as required by option 1, and in association with SLL
Prerequisite 3, option 1. 1 point is achieved for this credit.

5.4.1.13 SLL Credit 8: Restoration of Habitat or
Wetlands and Water Bodies

The document restores native plants, wildlife habitat, wetlands,
and water bodies that have been harmed by previous human
activities. The document recommends the use of native species
trees in public spaces, particularly along streets and in parks.
No point is earned for this credit because city officials will
need to contract a qualified biologist to ensure native habitat
restoration and ultimately develop implementation guidelines
that ensure habitat maintenance for a minimum of 3 years.

5.4.1.14 SLL Credit 9: Long-Term Conservation
Management of Habitat or Wetlands and Water Bodies

The document does not achieve a point for this credit because it
does not create or require commitment by city staff to implement
a 10-year management plan for native habitats in public spaces,
particularly along streets and in parks. However, the foundation
of this long-term plan has been established by this plan, as
stated in SLL Credit 8.
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5.4.2 Neighborhood Patter and Design
5.4.2.1 NPD Prerequisite 1: Walkable Streets

1. The document provides design guidelines such that 90% of
new building frontage has a principal functional entry on public
space facing facades to encourage pedestrian activity.
2. The widest proposed streets in this document are 86-feet
and 2- to 3-story buildings, with a minimum allowable height
of 26-feet are encouraged in the dense mixed-use core of the
plan area, which is roughly 25% of the project. At full build out,
this will achieve a minimum building-height-to-street-width ratio
of 1:3 as required in at least 15% of existing and new street
frontage.
3. The document encourages continuous sidewalks throughout
the entire project area, which fulfills the prerequisite of providing
sidewalks along both sides of 90% of streets or frontage within
the project.
4. The document proposes that no more than 20% of the street
frontages within the project are faced directly by a garage and
service bay opening.

5.4.2.2 NPD Prerequisite 2: Compact Development

The document achieves option 2, requiring any residential
components of the project have a density of 7 dwelling units per
acre of buildable land, and any nonresidential components have
a density of 0.50 FAR or greater.

5.4.2.3 NPD Prerequisite 3: Connected and Open
Community

The document does not fulfill this credit because the proposed
internal connectivity for the project is less than 140 intersections
per square mile as outlined in option 1.
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5.4.2.4 NPD Credit 1: Walkable Streets

The document promotes walking by providing safe, appealing,
and comfortable street environments that support public health
through pedestrian activity. As written, the document earns 7
of the 12 available points by achieving 10 credit items. The
document does not allow large building setbacks, provides
functional building entries and façade interfaces along streets,
and requires on-street parking and continuous sidewalks.

5.4.2.5 NPD Credit 2: Compact Development

The document encourages development in existing areas to
conserve land and protect farmland and wildlife habitat. At
maximum buildout, an estimated 876,188 total square feet of
new residential development is proposed for the project area,
which calculates to about 20 dwelling units per acre. This earns
the document 3 points for this credit.

5.4.2.6 NPD Credit 3: Mixed-Use Neighborhood
Centers

The document clusters diverse land uses within the downtown,
thereby providing at least 50% of proposed dwelling units
access to 11-18 diverse uses within 1/4 –mile walk distance. 3
points are earned for this credit.

5.4.2.7 NPD Credit 4: Mixed-Income Diverse
Communities

The document encourages socially equitable and engaging
communities by enabling residents from a wide range of
economic levels, household sizes, and age groups to live a
community. However, the level of detailed required for this
credit falls outside of the scope of this plan, and is dependent on
future development proposals or adopted city policies. 0 points
are earned for this credit.
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5.4.2.8 NPD Credit 5: Reduced Parking Footprint

The document seeks to increase the pedestrian orientation
of projects and minimize the adverse environmental effects
of parking facilities, however, as it is written, no points are
achieved for this credit. Requirements for secure, enclosed
bicycle storage and designated carpool and/or shared-use
vehicle parking lie outside of the scope of this plan and are
subject to City approval.

5.4.2.9 NPD Credit 6: Street Network

The document fulfills the first requirement of locating the project
in an area where through-streets intersect or terminate at
the project boundary every 400 feet, however the total street
intersections per square mile fall short of 300, requirement two.
Therefore, no points are achieved.

5.4.2.10 NPD Credit 7: Transit Facilities

The document encourages transit use by proposing new bus
stops and a passenger rail station, however collaboration with
the governing transit agencies is subject to City discretion.
Should City staff work to implement transit stop suggestions
outlined in this plan, 1 point may be received for this credit.

5.4.2.11 NPD Credit 8: Transportation Demand
Management

The document does not provide a transportation demand
management (TDM) program in an attempt to reduce the energy
consumption and pollution from motor vehicles. Should the
City wish to implement a TDM program, transit pass program,
developer-sponsored transit service, vehicle-sharing program or
parking spot sale/rental program, it may earn 1-2 points for this
credit.

94

SANTILLAN | CALIFORNIA POLYTECHNIC STATE UNIVERSITY | 2011

5.4.2.12 NPD Credit 9: Access to Civic and Public
Space

The document provides a variety of public spaces, such as
a new linear park along Front Street, a new public plaza at
the intersection of Encinal Street and Front Street, and the
preservation of Bill Ramos Park. These passive-use spaces
are located within ¼-mile walk distance of 90% of planned and
existing dwelling units and non-residential building entrances. 1
point is earned for this credit.

5.4.2.13 NPD Credit 10: Access to Recreation
Facilities

The document proposes a 7-acre linear park that can be
used for a variety of casual recreation activities, including
a skate park for youth. This park is located within a ½-mile
walk distance of 90% of new and existing dwelling units and
nonresidential building entrances. 1 point is earned for this
credit.

5.4.2.14 NPD Credit 11: Visitability and Universal
Design

The document promotes the use of areas by people of diverse
abilities and ages. While option 1 is not within the scope of
this project, option 2 is fulfilled since all public rights-of-way are
designed to be in accordance with the ADA-ABA Accessibility
Guidelines. 1 point is earned for this credit.

5.4.2.15 NPD Credit 12: Community Outreach and
Involvement

The document received input from City staff, however
community outreach and involvement was not provided. No
points are earned for this credit.
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5.4.2.16 NPD Credit 13: Local Food Production

The document does not establish covenants, conditions, and
restrictions (CG&R) or other forms of deed restrictions that do
not prohibit the growing of produce in project areas, since that is
at the discretion of City officials.  However, option 3 is achieved
under this credit since the project’s geographic center is located
within a ½-mile walk distance of the existing farmer’s market on
Soledad Street. No points are earned for this credit.

5.4.2.17 NPD Credit 14: Tree-Lined and Shaded
Streets

The document requires street trees on both sides of at least
60% of new and existing streets within the project, averaging
37.5 feet intervals, fulfilling option 1.  Option 2 is also achieved
for an additional point, since building design guidelines allow
awnings, canopies and balconies to be provided on residential,
commercial and mixed-use structures, in addition to trees, which
combined shade at least 40% of the length of sidewalks. All
trees are required to be a native species to Soledad. 2 points
are earned for this credit.

5.4.2.18 NPD Credit 15: Neighborhood Schools

The document includes a residential component that constitutes
at least 30% of the project’s total building square footage, and
50% of dwelling units are within a ½-mile walk distance of the
existing Main Street Middle School. 1 point is earned for this
credit.

5.4.3 Green Infrastructure and Buildings
5.4.3.1  GIB Prerequisite 1: Certified Green Building

The document encourages innovative sustainable design within
the downtown area, however this prerequisite falls outside of the

96

SANTILLAN | CALIFORNIA POLYTECHNIC STATE UNIVERSITY | 2011

scope of this Plan. No buildings are designed, constructed, or
retrofitted to be LEED certified.

5.4.3.2 GIB Prerequisite 2: Minimum Building Energy
Efficiency

The document encourages the design and construction of
energy-efficient buildings that reduce adverse environmental
effects from energy consumption, however compliance with
ENERGY STAR criteria, the Home Energy Rating System
(HERS) index, or a combination of the two for multiunit
residential buildings three stories or fewer lies outside of the
scope of this plan. For all non-residential buildings and mixeduse building, this requirement does not apply because both
building types are fewer than four stories. Should the City wish
to consider this specific plan for LEED-ND certification, City staff
shall speak with developers and implement policies focusing on
energy efficiency prior to new construction within the downtown
area.

5.4.3.3 GIB Prerequisite 3: Minimum Building Water
Efficiency

The document does not fulfill this requirement, because the
detail required for new multiunit residential buildings three
stories or fewer falls outside of the scope of this plan. For
all nonresidential buildings and mixed-use buildings, this
requirement is omitted because the maximum building height
is fewer than four stories. Should the City wish to consider this
specific plan for LEED-ND certification, City staff shall speak
with developers and implement policies focusing on water
efficiency prior to new construction within the downtown area.
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5.4.3.4 GIB Prerequisite 4: Construction Activity
Pollution Prevention

The document does not include an erosion and sedimentation
control plan for all new construction associated with this project,
therefore not fulfilling this requirement.  Should the City wish to
consider this specific plan for LEED-ND certification, City staff
shall speak with developers and implement policies that reduce
pollution from construction activities prior to new development
within the downtown area.

5.4.3.5  GIB Credit 1: Certified Green Buildings

The document encourages sustainable design, yet does not
achieve this credit because it does not require at least 10%
of total building square footage to be LEED or green building
certified.  No points are earned for this credit.

5.4.3.6  GIB Credit 2: Building Energy Efficiency

This document encourages the design and construction of
energy-efficient buildings that reduce adverse environmental
effects from energy consumption, however it does not earn any
points for this credit because it does not require 90% of new
multiunit residential buildings three stories or fewer to achieve a
Home Energy Rating System (HERS) index score of at least 75.
All other new nonresidential and mixed-use buildings omit this
credit because they are fewer than four stories.

5.4.3.7  GIB Credit 3: Building Water Efficiency

This document does not earn any points for this credit because
it does not require 90% of new multiunit residential buildings
to use a combination of fixtures that would earn 5 points under
LEED for Homes 2008 WE Credit 3, Indoor Water Use. This
level of detail lies outside of the scope of this plan. All other new
nonresidential and mixed-use buildings omit this credit because
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they are fewer than four stories.

5.4.3.8  GIB Credit 4: Water-Efficient Landscaping

The document encourages reduced use of potable water for
landscape irrigation of all street trees by requiring all species
to be native to Soledad. Although the document does not
incorporate a requirement to capture/utilize rainwater or
recycled wastewater for landscape irrigation, City officials are
encouraged to adopt such water-efficient landscaping strategies
as Soledad advances into the future. 1 point is earned for this
credit.

5.4.3.9 GIB Credit 5: Existing Building Reuse

The document does not achieve this credit because portions of
historic buildings within the downtown area, specifically along
Front Street, are proposed to be demolished to accommodate
increased density. Street-facing facades of these historic
buildings are encouraged to be preserved and enhanced, but no
existing habitable building stock would be reused. No points are
earned for this credit.

5.4.3.10 GIB Credit 6: Historic Resource Preservation
and Adaptive Reuse
The document does not achieve this credit because portions of
historic buildings within the downtown area, specifically along
Front Street, are proposed to be demolished to accommodate
increased density. Street-facing facades of these historic
buildings are encouraged to be preserved and enhanced.
Achievement of this credit may be completed upon appropriate
review and approval by the local historic preservation review
board, or equivalent, to demolish portions of historic buildings,
however no points are earned as currently written.
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5.4.3.11  GIB Credit 7: Minimized Site Disturbance in
Design and Construction

The document encompasses existing downtown Soledad and
additional areas where previous development has altered
the native landscape, fulfilling option 1.  Surveying existing
trees within the project area by a certified arborist, the second
requirement of this credit, is encouraged to be done by the City
but is not covered in this plan. 1 point is earned for this credit.

5.4.3.12 GIB Credit 8: Stormwater Management

The document does not include a comprehensive stormwater
management plan for the project that retains a specified amount
of on-site rainfall.  Should the City wish to fulfill this credit
prior to submission of this plan for LEED-ND certification, it
must develop and implement a comprehensive stormwater
management plan. No points are earned for this credit as
written.

5.4.3.13 GIB Credit 9: Heat Island Reduction

The document attempts to reduce heat islands by encouraging
canopies, awnings and trees with large canopies to sufficiently
shade streetscapes and other public spaces of the plan area.
The construction of specific shade structures and use of certain
paving materials to reduce heat island effects, are subject to city
implementation of sustainable guidelines that require a minimum
solar reflective index (SRI).  1 point is earned for this credit.

5.4.3.14 GIB Credit 10: Solar Orientation

The document encompasses an existing grid that is oriented
greater than 15 degrees of geographical east-west, which
does not fulfill this credit.  While the use of solar panels for new
buildings is encouraged for developers, proper orientation of
new buildings to provide maximum solar exposure for panels
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would be at the discretion of city officials prior to construction.  
No points are earned for this credit.

5.4.3.15 GIB Credit 11: On-Site Renewable Energy
Sources

The document, as written, does not achieve this credit because
it is not a requirement for new development to incorporate onsite renewable energy sources. However, the document does
include innovative sustainable design ideas, such as solar roof
panels, solar-powered streetlights and dual powered (solar and
wind) public lighting. Implementation of these design strategies
for on-site renewable energy is subject to City adoption of
specific guidelines.  A potential 2 points may be earned for this
credit.

5.4.3.16 GIB Credit 12: District Heating and Cooling

The document does not incorporate a district heating and/or
cooling system for space conditioning and/or water heating of
new buildings, and therefore does not achieve this credit. No
points are earned.

5.4.3.17 GIB Credit 13: Infrastructure Energy
Efficiency

This document includes innovative sustainable design ideas for
public infrastructure, specifically public light fixtures.  However,
it does not include any water or wastewater suggestions
to achieve an overall 15% annual energy reduction for the
downtown area. A potential 1 point may be earned for this
credit.

5.4.3.18 GIB Credit 14: Wastewater Management

The document does not address wastewater management,
nor the retention and reuse of wastewater as it is generated
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within the project area.  Fulfillment of this credit is subject to city
adoption of policies that would manage wastewater generation
such that at least 25% of the average annual volume would be
reused in the downtown area. No points are earned for this
credit as written.

5.4.3.19 GIB Credit 15: Recycled Content in
Infrastructure

The document encourages sustainable practices such as
using recycled and reclaimed materials within the project area,
however the level of detail required by this credit is not included.
Therefore, no point is earned for this credit.

5.4.3.20 GIB Credit 16: Solid Waste Management
Infrastructure

The document does not address solid waste management, nor
proper disposal of hazardous wastes as required by this credit.  
Fulfillment of this credit is subject to city adoption of policies
that would manage solid waste generation, as well as waste
infrastructure capacity to accommodate increased recycling and/
or composting amounts, should such bins be provided in the
downtown area. No point is earned for this credit.

5.4.3.21 GIB Credit 17: Light Pollution Reduction

The document does not include the specified detail required
by this credit. In order to reduce sky-glow to increase night
sky access, improve nighttime visibility though glare reduction,
and reduce adverse effects on wildlife environments within
the project area, the City shall stipulate covenants, conditions,
and restrictions (CG&R) to require adherence to reduced light
pollution associated with development.
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5.5 Conclusion

As written, the City of Soledad Downtown Specific Plan does
not qualify for LEED-ND certification with a total of 32 points.  
However, this does not mean that the City cannot strive to
develop a sustainable downtown that can be used a reference
for other communities to follow, and a resource for residents and
visitors to enjoy and benefit from.  By focusing on innovative
low impact development strategies and protecting existing
natural resources, downtown Soledad can be a sustainable
leader for the Central Salinas Valley, and therefore foster an
environmentally-friendly atmosphere that can help Soledad
achieve its vision of becoming a dense, pedestrian-friendly,
economic hub. Should the City wish to eventually achieve
LEED-ND certification for the downtown area, development and
implementation of certain management plans and collaborations
with other entities as outlined in the detailed credits previously
mentioned would have to be completed prior to submitting
this plan for formal LEED-ND certification.  A possible 15 extra
points could be earned for including such programs in this
document, which would grant this plan and downtown Soledad
as LEED-ND certified.       
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LEED 2009 for Neighborhood Development
Project Scorecard

Yes

?

No

10

3

17

Y
Y
Y
Y
Y
5
1
2
1
2
1
1

5
1
7
1
1

1
1

Figure 5.10 LEED-ND project scorecard
(www.usgbc.org, 2009).
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Smart Location and Linkage
Prereq 1
Prereq 2
Prereq 3
Prereq 4
Prereq 5
Credit 1
Credit 2
Credit 3
Credit 4
Credit 5
Credit 6
Credit 7
Credit 8
Credit 9

Smart Location
Imperiled Species and Ecological Communities
Wetland and Water Body Conservation
Agricultural Land Conservation
Floodplain Avoidance
Preferred Locations
Brownfield Redevelopment
Locations with Reduced Automobile Dependence
Bicycle Network and Storage
Housing and Jobs Proximity
Steep Slope Protection
Site Design for Habitat or Wetland and Water Body Conservation
Restoration of Habitat or Wetlands and Water Bodies
Long-Term Conservation Management of Habitat or Wetlands and Water Bodies

Neighborhood Pattern and Design
Prereq 1
Prereq 2
Prereq 3
Credit 1
Credit 2
Credit 3
Credit 4
Credit 5
Credit 6
Credit 7
Credit 8
Credit 9
Credit 10
Credit 11
Credit 12
Credit 13
Credit 14
Credit 15

Walkable Streets
Compact Development
Connected and Open Community
Walkable Streets
Compact Development
Mixed-Use Neighborhood Centers
Mixed-Income Diverse Communities
Reduced Parking Footprint
Street Network
Transit Facilities
Transportation Demand Management
Access to Civic and Public Spaces
Access to Recreation Facilities
Visitability and Universal Design
Community Outreach and Involvement
Local Food Production
Tree-Lined and Shaded Streets
Neighborhood Schools

Green Infrastructure and Buildings
Prereq
Prereq
Prereq
Prereq

1
2
3
4

Certified Green Building
Minimum Building Energy Efficiency
Minimum Building Water Efficiency
Construction Activity Pollution Prevention

Project Name:
Date:

27 Points Possible
Required
Required
Required
Required
Required
10
2
7
1
3
1
1
1
1

44 Points Possible
Required
Required
Required
12
6
4
7
1
2
1
2
1
1
1
2
1
2
1

29 Points Possible
Required
Required
Required
Required
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Project Name:
Date:

Green Infrastructure and Buildings, Continued

Points Possible
Yes

?

No

1

5
2
1

1
1
1
1
1

4

2

1
3
2

1

1
1

Points Possible

0

0

2
1
1
1
0

Credit
Credit
Credit
Credit
Credit
Credit
Credit
Credit
Credit
Credit
Credit
Credit
Credit
Credit
Credit
Credit
Credit

?

No

0

0

0

Yes

?

No

15
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1.1
1.2
1.3
1.4
1.5
2

Innovation
Innovation
Innovation
Innovation
Innovation

and
and
and
and
and

Exemplary
Exemplary
Exemplary
Exemplary
Exemplary

1.1
1.2
1.3
1.4

Provide
Provide
Provide
Provide
Provide

Specific Title
Specific Title
Specific Title
Specific Title
Specific Title

LEED® Accredited Professional

Regional
Regional
Regional
Regional

Priority
Priority
Priority
Priority

5
2
1
1
1
1
1
4
1
1
3
2
1
2
1
1
1

6 Points
Performance:
Performance:
Performance:
Performance:
Performance:

Regional Priority Credit
Credit
Credit
Credit
Credit

32

Certified Green Buildings
Building Energy Efficiency
Building Water Efficiency
Water-Efficient Landscaping
Existing Building Use
Historic Resource Preservation and Adaptive Reuse
Minimized Site Disturbance in Design and Construction
Stormwater Management
Heat Island Reduction
Solar Orientation
On-Site Renewable Energy Sources
District Heating and Cooling
Infrastructure Energy Efficiency
Wastewater Management
Recycled Content in Infrastructure
Solid Waste Management Infrastructure
Light Pollution Reduction

Innovation and Design Process
Credit
Credit
Credit
Credit
Credit
Credit

Yes

1
2
3
4
5
6
7
8
9
10
11
12
13
14
15
16
17

1
1
1
1
1
1

4 Points

Credit:
Credit:
Credit:
Credit:

Region
Region
Region
Region

Defined
Defined
Defined
Defined

Project Totals (Certification estimates)

1
1
1
1

110 Points

Certified: 40-49 points, Silver: 50-59 points, Gold: 60-79 points, Platinum: 80+ points
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6.1 Introduction

The following sections address the buildout of the City of
Soledad Downtown Specific Plan as proposed, including
financial projections for new development and capital
improvements as well as suggested phasing for all proposed
enhancements within the downtown area. Estimated projections
for the total square footage of new development by land use
type, and estimated financial calculations associated with such
development have been included through various tables in
order to convey the future of this potential economic hub for the
Central Salinas Valley.

6.2 Buildout of the Specific Plan Proposal

At maximum buildout, the overall land use within the downtown
area will substantially increase as compared to present
conditions. A projected 3.17 million total square feet of new
development is proposed for this area, envisioned in the form
of medium density residential units, mixed-use commercial
and residential units, highway commercial uses, civic facilities,
transit facilities, agriculture, and public parks and plaza space.
Residential units in this plan would include a variation of studio,
1 bedroom and 2 bedroom apartments and condos that range in
size per complex, depending on future developers.  Affordable
housing for residents is encouraged, however requirement of
such policies are subject to City development and approval. All
existing single-family residential units that have been declared
“historic” by the Soledad Historic Resources Inventory have
been preserved, and are not included in the estimated 862,534
total square footage of new residential development (Table 7.5).
Commercial units in this plan would vary from entertainment,
restaurant, retail, office and convenience store type depending
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on future development proposals. The majority of proposed
commercial encompassed the five mixed-use blocks to the north
of Front Street, with a large remainder occurring to the south
of Front Street in a pedestrian mall and movie theater. Total
maximum estimated commercial square footage is 274,659, with
an additional estimated 99,450 square feet of proposed lodging
from a 3-story hotel (Tables 7.2 and 7.3).
The amount of open space within the downtown is projected
to grow exponentially, which is suitable for such a significant
increase in total building square footage. Approximately
7.6-acres of public park and plaza space is proposed for the
downtown area, with 1.4-acres of viniculture land proposed to
generate wine tourism for the general Soledad area (Tables 7.6,
7.7 and 7.8).
The amount of civic-related facilities is proposed to increase
substantially as well. Within this plan, a new City Hall, Police
Department, Fire Department, Convention Center and transit
facilities are estimated to total 247,206 square feet (Table
7.1). This will allow Soledad to accommodate for additional
emergency services, tourist-related activities and regional
transportation options upon implementation of this plan.

6.3 Capital Improvement Program,
Financing and Phasing

Proposed buildout of downtown Soledad is planned to occur
within four phases, each one focusing on different land uses
and enhancements which capitalize on the previous phase’s
improvements. The overall phasing program outlined will help
downtown Soledad transform into the dense, sustainable,
pedestrian-friendly, economic hub that the Central Salinas
Valley needs.

CITY OF SOLEDAD DOWNTOWN SPECIFIC PLAN

109

IMPLEMENTATION +
PHASING
Phase one of development focuses on enhancing Front Street
to accommodate the necessary streetscape amenities required
for an active pedestrian atmosphere, as well as the increased
amount of projected traffic once development is completed.  
Such streetscape enhancements will also occur on Main Street,
extending from Front Street to Monterey Street. These two
streets are designed to be the lifeline of the downtown. In
addition to streetscape enhancements, the two mixed-use
blocks surrounding the primary Main Street enhancement will be
developed, as well as all highway commercial structures and the
proposed winery.
Phase two of the plan focuses on the remaining development
of mixed-use structures between Front Street and Monterey
Street, therefore establishing a strong commercial presence
along Front Street to generate pedestrian activity. To help aid
this increased street activity, the movie theater and commercial
paseos to the south of Front Street will also be developed
to foster a strong, active commercial corridor. Streetscape
enhancement of northern Main Street, Monterey Street, and all
secondary and remaining streets will also be completed.
Phase three focuses on the establishment of a strong public
plaza and linear park system along Front Street.  In addition,
the relocation of City Hall, expansion of emergency services,
and development of a convention center and transit center will
be completed to accommodate expanded growth, increase
the availability of emergency services, and encourage regional
tourism to the downtown area.
The final phase of this plan focuses on increasing the
surrounding residential density of the downtown from singlefamily detached housing to medium density apartments and
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condominiums.  Capitalizing on the increased amount of
commercial and entertainment opportunities developed in the
previous phases, it is anticipated that more residents would
desire to be closer to the downtown core, further encouraging
pedestrian mobility and overall downtown sustainability.

6.4 Conclusion

The capital improvements and financing table provides
estimated costs for all proposed enhancements and
development within downtown Soledad (Table 7.9). Estimated
costs were calculated for each phase based on preliminary
estimates, and an estimated total cost for each phase is
included as well. An exact cost of the implementation of this
plan is subject to future developers and the possible future
development and implementation of city policies relating
to sustainable design and affordable housing strategies as
adopted by the City of Soledad.
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Regulating Zone

Low-End

Residential Square Footage

0

Civic Square Footage

156,398

Commercial Square Footage
Transit Square Footage
Open Space Acreage
Agriculture Acreage

0
0
0

PF
0

High-End

0

247,206
63,180
0

0

0

Table 7.1 Civic Facility (PF) regulating
zone buildout (Santillan, 2011).

Regulating Zone
Residential Square Footage

0

Civic Square Footage

0

Commercial Square Footage
Transit Square Footage
Open Space Acreage
Table 7.2 General Commercial (C-G)
regulating zone buildout (Santillan,
2011).

Agriculture Acreage

213,653
0

0

Civic Square Footage

0

Transit Square Footage
Open Space Acreage
Agriculture Acreage

0
0
0
0

303,971
0
0

0

Residential Square Footage

0

High-End

0

0

Regulating Zone

Commercial Square Footage

Low-End

C-G

0

Low-End

C-H
0

High-End

61,007
0
0
0
0

Table 7.3 Highway Commercial (CH) regulating zone buildout (Santillan,
2011).
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Regulating Zone

Low-End

MU

High-End

Residential Square Footage

426,397

852,794

Civic Square Footage

0

0

Commercial Square Footage

163,083

Transit Square Footage

0

Open Space Acreage

0

0

Agriculture Acreage

293,016

0

0

0
Table 7.4 Mixed-Use (MU) regulating
zone buildout (Santillan, 2011).

Regulating Zone

Low-End

R-M

High-End

Residential Square Footage

412,743

862,534

Civic Square Footage

0

0

Commercial Square Footage

0

Transit Square Footage

0

Open Space Acreage

0

0

Agriculture Acreage

0

0

0

0
Table 7.5 Medium-Density Residential
(R-M) regulating zone buildout
(Santillan, 2011).

Regulating Zone
Residential Square Footage

0

Civic Square Footage

0

Commercial Square Footage
Transit Square Footage
Open Space Acreage
Agriculture Acreage

0
0
0
0

Low-End

OS-AT
0

High-End

0
0
0
0

1.36
Table 7.6 Open Space-Agriculture
Tourism (OS-AT) regulating zone
buildout (Santillan, 2011).
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IMPLEMENTATION +
PHASING
Regulating Zone
Residential Square Footage

0

Civic Square Footage

0

Commercial Square Footage
Transit Square Footage
Open Space Acreage
Table 7.7 Linear Park (P-L) regulating
zone buildout (Santillan, 2011).

Agriculture Acreage

0

Civic Square Footage

0

Open Space Acreage
Table 7.8 Community Park (P-G)
regulating zone buildout (Santillan,
2011).
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Agriculture Acreage

0

5.71

0

0

Transit Square Footage

0

0

Residential Square Footage

0
0
0
0

0

High-End

0

0

Regulating Zone

Commercial Square Footage

Low-End

P-L

0

Low-End

P-G
0

High-End

0
0
0

0.55
0
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Type

Units/Sq. Ft.

Unit Price

Cost

Benches

793

$600

$475,800

Bulbouts

40

$20,000

$800,000

Bicycle Racks
Bus Shelter

Permeable Brick
Pavers

793

$80

1

$5,000

$63,440
$5,000

70,107

$8

$560,856

2,784

$1,300

$3,619,200

1,392

$2,000

$2,784,000

Street Trees:
Streetscapes

1,497

$50

$74,850

Street Trees: Medians 150
Traffic Medians

$1,800

Tree Grates

45,165

$12

Waste Receptacles

793

$300

$449,100

Street Lighting:
Pedestrian
Street Lighting:
Automobile

Total

1,497

$12,000
$500

Table 7.9 Capital improvements and
financing table (Santillan, 2011).

$541,980,000
$396,500

$551,210,546
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